Transactions, Costs, and the Supply of Low-Income Rental Housing: The Case of Section 8 Rental Certificates and Vouchers in Dayton, Ohio by McCarren, Michele Dawn
Wright State University 
CORE Scholar 
Economics Student Publications Economics 
1993 
Transactions, Costs, and the Supply of Low-Income Rental 
Housing: The Case of Section 8 Rental Certificates and Vouchers 
in Dayton, Ohio 
Michele Dawn McCarren 
Wright State University - Main Campus 
Follow this and additional works at: https://corescholar.libraries.wright.edu/econ_student 
 Part of the Business Commons, and the Economics Commons 
Repository Citation 
McCarren, M. D. (1993). Transactions, Costs, and the Supply of Low-Income Rental Housing: The Case of 
Section 8 Rental Certificates and Vouchers in Dayton, Ohio. . 
https://corescholar.libraries.wright.edu/econ_student/62 
This Master's Culminating Experience is brought to you for free and open access by the Economics at CORE 
Scholar. It has been accepted for inclusion in Economics Student Publications by an authorized administrator of 
CORE Scholar. For more information, please contact library-corescholar@wright.edu. 
TRANSACTIONS COSTS AND THE SUPPLY 
OF LOW-INCOME RENTAL HOUSING:
THE CASE OF SECTION 8 
RENTAL CERTIFICATES AND VOUCHERS IN DAYTON, OHIO.
An Internship Report submitted in partial fulfillment 
of the requirements for the degree of 
Master of Science
By
Michele Dawn McCarren 
B.A., Wilmington College, 1992
1993
Wright State University
WRIGHT STATE UNIVERSITY 
DEPARTMENT OF ECONOMICS
December 4. 1993
I HEREBY RECOMMEND THAT THE INTERNSHIP REPORT PREPARED UNDER MY 
SUPERVISION BY MICHELE DAWN McCARREN ENTITLED TRANSACTIONS COSTS 
AND THE SUPPLY OF LOW-INCOME RENTAL HOUSING: THE CASE OF SECTION
8 RENTAL CERTIFICATES AND VOUCHERS IN DAYTON. OHIO BE ACCEPTED IN 
PARTIAL FULFILLMENT OF THE REQUIREMENTS FOR THE DEGREE OF MASTER 
OF SCIENCE.
Mr. Samuel R. Staley
Applied Economics
ABSTRACT
McCarren, Michele Dawn. M.S., Department of Economics,
Wright State University, 1993. Transaction Costs and the 
Supply of Low-Income Housing: The Case of Section 8 Rental 
Certificates and Vouchers in Dayton, Ohio.
Either private markets or publicly-subsidized programs 
can provide low-income housing. Federal programs such as 
the Section 8 low-income housing assistance program combines 
public funds with the existing private housing stock to 
provide housing for low-income families. Tenants, (or 
consumers) receive rent subsidies through either vouchers or 
rental certificates. The housing authority pays the voucher 
or rental certificate amount directly to the landlord each 
month.
Transaction costs, defined as the costs of negotiating, 
creating and enforcing contracts, determine in part the 
incentives for landlords to participate in government 
programs. Costs such as time, increased investment to 
maintain government housing quality standards, and the costs 
associated with the government bureaucracy of a rent subsidy 
program affect the willingness of landlords to participate 
in these programs. Understanding the impacts of 
transactions costs incurred through participation in housing 
programs is crucial for understanding and developing 
policies that can effectively utilize existing units in the 
private rental market to address social problems such as 
affordable housing and homelessness.
A case study of landlords in the Dayton Metropolitan
Housing Authority's Section 8 program provides statistical 
analysis illustrating the role transactions costs play in 
determining private sector participation. The results 
suggest that the transactions costs involved with Section 8 
program participation are not a significant deterrent. In 
particular, the guaranteed subsidized rent compensates 
landlords for the transactions costs associated with 
participating in the program.
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CHAPTER I 
INTRODUCTION
This paper investigates whether the transactions costs 
associated with renting to tenants in government sponsored 
low-income housing programs affect participation by owners 
of housing units in the private rental market. In 
principle, low-income housing can be provided directly 
through publicly financed, owned and operated units, through 
subsidies to the tenant (a demand-oriented approach), or 
through subsidies to landlords in the private sector to 
increase the supply of housing available to low-income 
families (a supply-oriented approach). This paper examines 
the supply-side effects of the Section 8 low-income housing 
program, a program that subsidizes tenants through rental 
certificates and vouchers. A transactions cost framework is 
used to analyze landlord participation in the Section 8 
program. Empirical results from a case study of the Dayton 
Metropolitan Housing Authority (DMHA) are used to evaluate 
the role transactions costs play in determining 
participation by landlords in the program. Thus, this paper 
investigates whether the transactions costs associated with 
participating in the Section 8 low-income housing program 
are significant deterrents to participation by private 
sector landlords.
Chapter II provides an overview of low-income housing
problems and policy in the United States. The chapter 
concludes by analyzing the role the Section 8 rental 
certificate and voucher program plays in addressing issues 
of affordable housing by using existing, privately owned and 
rented housing units. Previous evaluations of tenant- 
oriented programs such as Section 8 have typically focused 
the effects of vouchers or rental certificates on housing 
opportunities for participating families. This paper, 
however, argues that understanding the willingness of 
landlords in the private rental market to supply units has 
an equal, but neglected, importance in ensuring the 
effectiveness of the program.
Chapter III introduces and develops a transaction costs 
framework for analyzing private sector participation in low 
income housing programs. Building on the theoretical work 
of Coase, Williamson, and North, this chapter argues a 
similar framework can be used to analyze supply-side aspects 
of low-income housing provision and program participation.
A case study of the DMHA Section 8 program is used in 
Chapter IV to provide a first cut at empirically evaluating 
the effects of transactions costs on landlord participation 
in low-income housing programs. The survey results suggest 
that the transactions costs associated with participation in 
the Section 8 program are not a significant deterrent to 
program participation. The comments of the landlords are 
used to illuminate where key problems lie in the low-income
rental market and provide a basis for suggesting policy 
reforms.
Chapter V concludes the study with a summary of the 
results and implications for public policy.
CHAPTER II 
LOW-INCOME HOUSING AND PUBLIC POLICY
This chapter discusses the role public policy has 
played in ensuring affordable housing is available to low- 
income families and households. An history of housing 
assistance provides important background on the evolving 
role of government in the private housing market. Problems 
of affordable housing started a debate on housing policy 
over fifty years ago. These problems continue today and 
illustrate the need for government subsidization of the low- 
income rental market. This chapter explains the role 
Section 8 vouchers and rental certificates play in the low- 
income rental market as an example of recent attempts by 
government to address social needs through private markets.
History of Housing Assistance 
Housing can be provided by the private market, non­
profit sector, or government. The private market provides 
housing for those who are willing and financially able to 
pay for the units. The government can intervene in the 
market through a variety of mechanisms if it determines that 
housing is inadequately meeting social needs. In some 
cases, the private sector may not provide units to some 
groups, creating homelessness. In other cases, the
government may determine that the private market is 
incapable of providing sufficient housing at an affordable 
price. Current housing affordability standards set by the 
federal government and low-income housing advocates argue 
that families should not pay more than 30 percent of their 
total income in housing.
One method of intervention is direct provision of 
housing units (i.e., public housing) whereby the government 
builds and manages housing units for the explicit purpose of 
housing low-income families. This method is the oldest form 
of housing assistance, beginning with the passage of the 
U.S. Housing Act of 1937. Another method subsidizes the 
tenant (i.e., vouchers and rental certificates). This is a 
relatively new method, gaining prominence in the 1970's and 
1980's . The third method subsidizes the landlord (i.e., mod 
rehab). This method provides funding for the landlord to 
build new units and rent them to low-income families. This 
discussion will focus on the Section 8 programs of vouchers 
and rental certificates, although some mention of public 
housing is necessary to explain the evolution of the Section 
8 program.
Housing affordability issues became prominent as early 
as the turn of the century. In 1898, a private group in 
Philadelphia, the Octavia Hill Association, borrowed from 
ideas in England to develop a program that provided low- 
income housing to the poor as well as "instruction in
homexnaking and budgeting. " (McGuire, Walker, & Cooper,
1987, 153) A precursor of modern-day neighborhood
development corporations, the Octavia Hill Association
purchased and rehabilitated housing units so they could be
rented to low-income families and households. Most attempts
to provide housing to low-income families were driven by
private sector philanthropic organizations outside
government until the mid-1930's .
The state of Ohio was one of the first states to
address affordable housing concerns and initiate housing
legislation. Cincinnati's Better Housing League, a
nonprofit group created in 1917, was a private organization
encouraging government to improve the housing supply. The
state of Ohio was the first to pass a law accepting federal
aid for local housing authorities on September 5, 1933.
National public housing began more than fifty-five
years ago when the United States Housing Act was passed in
1937. Public policy evolved from the problems associated
with overcrowded tenements and slums (Roistacher 1990).
Traditionalists in government opposed this social reform
because it used public money and power to address housing
problems. For example, Senator Robert Taft argued that
Private development and perfectly free enterprise 
in the United States... have never eliminated 
those slums and I see no reason to think that they 
ever will, because they simply cannot reach the 
lowest income group... without it [public housing]
I do not think we can solve the problem. (McGuire, 
Walker, & Cooper, 1987, 159)
Senator Taft pushed for new housing legislation and 
politicians are still at work on it today.
Public ownership of housing evolved due to the lack of 
capital and planning from private sources. The 1937 Act 
established the ground work for all future policy by 
providing federal loans to local housing authorities to 
finance projects (Roistacher 1990). The Act enabled the 
United States Housing Authority to lend to the local housing 
authorities up to ninety percent of the cost of approved 
projects. "Slum clearance [became a] public function: For 
every public housing unit built, a slum unit was to be 
removed." (McGuire, Walker, & Cooper, 1987, 159) Thus, the 
1937 Act "is in the mixture of local problems and local 
attempts at solutions that the public housing program has 
its roots." (Ibid., 153) Charging rent based on tenant 
income was also established through "federal subsidies to 
make up the difference between what a low income tenant pays 
in rent and what it costs to provide the unit," (Ibid., 159) 
a feature that lives on in current housing programs such as 
the Section 8 rental certificate program. The Act also 
created tax exemptions, local responsibility for planning, 
and the regulations for building and managing federally 
subsidized housing. Subleasing rehabilitated homes to low- 
income families and aid to private builders had become 
standard features of housing assistance by the 1960's.
The Section 8 rental certificate program, however, was
not created until the Housing and Community Development Act 
of 1974 (Public Law 93-383) was passed authorizing "federal 
'housing assistance payment contracts' to sponsors 
[landlords]." (McGuire, Walker, & Cooper, 1987, 166) The 
idea that supply-side subsidies were less efficient than 
subsidies to tenants become the dominant theme in housing 
policy debates in the mid-1970's. (Roistacher, 1990, 159)
Nevertheless, amendments to the Housing Act in 1978 
established a "moderate rehabilitation" category (now called 
mod rehab), under the Section 8 existing housing program. 
This program subsidizes private sector construction of low- 
income units. In addition, the Housing and Urban-Rural 
recovery Act of 1983 "established a housing development 
grant program and repealed the Section 8 new construction 
program (except Section 202). The grant program authorized 
a one time, up front development grant rather than the 
traditional long term commitments." (McGuire, Walker & 
Cooper, 1987, 166) The Act also changed the FHA insurance 
programs, including lifting the HUD-set FHA interest rates 
on private-sector construction of low-income housing units. 
The Housing Act also established the voucher system, a 
targeted housing assistance program for very low-income 
families. (Roistacher, 1990) The voucher system became a 
permanent program with an amendment to the Housing and 
Community Development Act of 1987.
In sum, relying on the charity or philanthropy of the
wealthy to clean up the slums "demonstrated that the need 
was far too great and the costs too high to be met via 
philanthropy." (McGuire, Walker, & Cooper, 1987, 153) Thus, 
government programs were created to provide incentives for 
the landlords and financial assistance for the tenants.
The Problems of Affordable Housing
Despite the increasing role of the government in 
subsidizing and providing low-income housing, problems of 
housing affordability persist. The high cost of housing 
production, utility payments, insurance, maintenance, and 
increases in the real price of housing make renting 
expensive for middle-class families (those earning $25,000 
to $45,000 per anum) and even more difficult for the poor to 
afford housing. The long waiting lists for Section 8 
subsidies indicate a persistent need for low-income housing. 
According to Howard Adams, the Director of the Dayton 
Section 8 program, five thousand low-income families are 
currently waiting five years or more to receive a rental 
certificate or voucher from DMHA.
Overall, Americans face fewer housing problems (i.e., 
low supply, slum dwellings, affordable housing, and safe 
housing) than in the early 1900's when affordable housing 
was first recognized as a problem. This spurred the Reagan 
Administration in the early 1980's to believe a problem of 
supply no longer existed. The Reagan Administration
decreased the federal government's role in providing low-
income housing in the 1980's and tried to push the
responsibility for supplying housing onto the private
sector. (Roistacher 1990) The Administration cut housing
assistance funds by two thirds.
in the words of The President's [1980-1988] Commission 
on Housing, 'Americans today are the best housed people 
in history, with affordability problems limited to the 
poor.'...Housing assistance has been slashed by 78 
percent, while defense spending has increased by 31 
percent. Money targeted for Section 8 housing 
allowance programs has been cut by 82 percent; and the 
Section 202 loan program for elderly and handicapped 
housing has been abolished, as has the Section 235 home 
ownership program. (Gilderbloom & Appelbaum, 1988,
228)
One half of the nation's renters pay rents that government 
standards consider unaffordable, exceeding 30 percent of the 
tenants' income. From 1970 to 1983, rents tripled while 
renters' income barely doubled. (Gilderbloom & Appelbaum, 
1988, 227) Conservatives blamed government regulation in the 
form of planning, zoning and rent control as the major cause 
of this housing crisis. (Gilderbloom & Appelbaum, 1988, 227; 
Appelbaum & Dreier, 1990)
During the 1980's the Reagan Administration attempted 
to shift housing subsidy programs away from a supply-side 
approach to a demand-side strategy. (Appelbaum & Dreier, 
1990) This was perceived as an attempt by many liberals as 
a way to cut housing programs to the poor. ("Efforts to
Revise Housing Programs Collapse," 1982) Government had 
provided subsidies for building or remodeling existing
housing for low-income families. Reagan wanted to get the
government out of the construction business. The voucher
and certificate programs served this purpose by providing
subsidies that utilized the existing housing stock.
Decent, safe, and affordable housing is paramount to
the stability of families and communities. In the hierarchy
of human needs, shelter ranks near the top. But, low-income
housing availability continues to be a problem.
Rental housing markets are far from competitive as is 
assumed, but rather embed significant institutional 
barriers to simple supply-side responses to changes in 
demand...barriers...include mortgage interest rates... 
tax laws...significant concentration of ownership and 
management of apartments; and government housing 
programs that treat housing not as a community good but 
as a commodity. (Gilderbloom & Appelbaum, 1988, 229)
Public policy tries to buttress the private marketplace
rather than directly provide affordable housing to those in
need. (Ibid.)
Section 8 Vouchers and Rental Certificates 
As of 1989 the largest federal housing program covered 
publicly provided housing projects with the second largest 
being the Section 8 subsidy program. (Ford Foundation, 1989, 
26) The private market to date does not support-low income 
housing by itself. Whether it could is judged by the lack 
of supply in the 1900's before public housing legislation 
was enacted. Today more philanthropic groups take interest 
in the housing problem because the number of homeless is 
increasing. Yet, few step forward to supply low-income
housing unless there are incentives. Section 8 provides 
incentives by guaranteeing income to landlords and 
supplementing the income of low-income families.
Vouchers have been applied in many areas to help people 
obtain services they otherwise could not afford (Stanfield 
1983). The GI Bill provides veterans with a choice of 
institutions to obtain a college degree through vouchers 
that can be used for tuition and fees. Food Stamps allow 
recipients to shop along with other customers in a grocery 
store of their choice and use the stamps as cash. While the 
stamps are "only for foodstuffs, the kind of food is 
relatively unrestricted.11 (Ibid. , 841) WIG vouchers, part 
of the women, infant, and children nutritional program, are 
more narrowly focused and designed to reduce infant 
mortality and combat poor nutrition in young mothers and 
pregnant women. WIG vouchers work in the marketplace and 
can purchase milk, infant formula, eggs, cheese and high 
protein cereals. The Targeted Jobs Tax Credit provides 
incentives to employers to hire youth, welfare mothers, 
Vietnam Veterans, and the handicapped.
These programs serve as examples of working voucher 
programs. They are, however, analyzed from a demand 
perspective using the consumers' point of view. The 
vouchers are used to allow certain groups (e.g., veterans, 
poor mothers) to gain access to an existing stock of 
products on the market.
The 1974 Housing and Community Development Act replaced
supply-side programs that encouraged and subsidized the
production of new low-income housing units with the Section
8 program, a demand-side program supplementing the income of
poor families so they can rent existing housing units.
Families can pay up to 30 percent of the family's income in
rent with the Section 8 subsidy covering the remainder up to
a Fair Market Rent (FMR) set by HUD.
A housing allowance, by increasing the freedom of 
choice of the consumers, creates a market-like 
situation, and the expected results should be 
commensurate with the operation of a freely functioning 
housing market. Consumers could be expected to spend 
up to the point where an extra unit of consumption 
approaches to value of the resources foregone, and 
producers should produce up to a like point.
(Ahlbrandt, 1976, 37)
For example, the DMHA provides eligible tenants with a 
certificate of family participation. Upon receipt of the 
certificate, tenants have sixty days to find a rental unit. 
If a family cannot find an acceptable unit, that family can 
obtain two 30-day extensions. The tenants must sign a 
"Things to Know" sheet which explains the tenants rights and 
responsibilities as a certificate holder. Also, tenants 
must sign an agreement showing they have read information 
and regulations concerning lead-based paint. These two 
documents place responsibility of the unit's condition on 
the tenant.
To maintain a rental certificate (or voucher), a tenant 
must report any changes in income or family size and allow
housing inspections. If the tenant acquires a job, the 
tenant must report any change in income to the DMHA by 
providing verification regarding start date, salary, and 
hours worked per week. A recent pay stub or written
documentation from the employer must also be provided. If
the tenant loses income, the tenant must provide immediate 
proof to the DMHA. When the tenant's family size increases, 
the tenant must furnish the DMHA with a copy of the birth 
certificate. If the tenant marries, the program will 
continue to provide housing for a period of one year. Rent 
payments are adjusted based on additional income. For 
instance, if annual family income increases to $49,000, the 
tenant can keep the certificate for one year, but must pay 
the full contract rent during that year. This insures the
tenant housing if the marriage terminates or if income
decreases substantially. Since the tenant retains the 
certificate, he or she avoids placement on a waiting list.
Once tenants receive vouchers, they must give notice to 
the landlord and move to a new unit. The voucher program 
stipulates that the tenant cannot remain in the same unit in 
which he or she lives after the voucher is disbursed. In 
this respect, "the voucher program gives the household more 
options than the certificate program because the voucher is 
equivalent to a cash transfer." (Sullivan, 1990, 391) The 
landlord and the tenant negotiate rent. Unlike rental 
certificates the housing authority does not set a rent limit
on vouchers. The housing voucher subsidy (HVS) is the 
portion of rent that the DMHA will pay to the landlord. The 
tenant pays anything over the HVS. The tenant must pay at 
least a $50.00 security deposit. Some owners ask the tenant 
to pay a deposit corresponding to the monthly rent amount. 
Application fees are the tenant's responsibility. The 
tenants must give the landlords a Request for Lease Approval 
packet when they have decided to rent the unit. The tenants 
must sign that they have read and understand the Housing 
Quality Standards booklet.
The tenants have 30 days to find an acceptable unit 
before the voucher expires. To receive a voucher extension, 
the tenant must give a contact sheet with a list of visited 
property to a tenant interviewer. Like the rental 
certificate program, the tenant can receive up to two 30-day 
extensions. After leasing for one year, the tenant's lease 
is on a month-to-month basis. The ability to move from 
state to state is an advantage of the voucher program 
because tenants cannot use a DMHA rental certificate outside 
of Montgomery County due to the rental certificate 
guidelines.
Tenants with rental certificate's pay 30 percent of 
their income for rent. To be eligible for the DMHA Section 
8 program, the tenant must reside in Montgomery County for 
at least one year. The DMHA policy excludes the Village of 
Verona from this program. Once a certificate becomes
available and is allotted, the family may choose a unit
located within DMHA's jurisdiction. The unit must meet the
inspection standards of the federal government (HQS) and the
DMHA. The family pays its rent directly to the landlord,
and Section 8 mails the remainder of the rent amount to the
landlord the first of each month. According to Sullivan
(1990), the certificate program costs less than the voucher
program because if a tenant pays less than the fair market
rent, the government receives the savings. Yet,
The linking of Section 8 to public assistance was 
viewed as a way of expanding welfare resources through 
a housing set aside...From a budgetary standpoint, a 
voucher program with a minimum housing requirement 
would probably be no more resistant to budget cutbacks 
than would one without such a requirement. The 
presence of minimum housing standards in a voucher 
program, however, probably could alter the way in which 
budget cuts are absorbed within the program. (Stegman, 
1981, 602)
The Supply-side Effects of the Section 8 Program 
The demand-side of the rental market has been given 
much more consideration in the literature than the supply- 
side. In part this may be a result of the complexity 
inherent in attempting to evaluate supply and demand effects 
of housing policy. Rosen (1985), in his survey of the 
nationwide experiment with housing allowances beginning in 
1970, the Experimental Housing Allowance Program (EHAP), 
discovered that housing behavior is so complex and the 
policy environment so uncertain, simple comparisons of 
control groups in experiments were not very useful. Rosen
found these problems particularly acute when scholars 
attempted to analyze the behavior of the supply-side of the 
housing market since market effects were difficult to 
discern. Thus, the experiment's most important contribution 
was providing data on the behavior of low-income households 
when their incomes were supplemented through the EHAP.
The push for demand-side programs continued into the 
1970's. Advocates of tenant income supplements were pushing 
for new housing legislation that would subsidize existing 
housing and allow low-income families to choose units from 
the private stock. As a result, the focus of public policy 
shifted from the availability of decent units to their 
affordability. (Peterson, Rabe, Wong, 1986, 53)
Unfortunately, little attention has been directed 
toward the effects of vouchers and rental certificates on 
the supply of housing. Demand-side programs have important 
implications for the supply side of the low-income rental 
housing market. Landlord participation in the Section 8 
program, for example, is voluntary. The landlord will weigh 
the relative costs and benefits of participating before 
he/she will rent a unit to a family with a Section 8 rental 
certificate or voucher (see Quinn 1986). The landlord will 
incur higher maintenance costs to meet HUD's housing quality 
standards and the landlord's flexibility is reduced. If 
problems develop with the tenant, the landlord must contact 
the DMHA which has the right to review evictions.
On the other hand, vouchers enable landlords to charge 
rents higher than the established FMR (although tenants must 
bear this burden on their own). FMR ceilings constrain the 
voucher amount provided by the DMHA, but the rent allowance 
and eligibility is figured the same way as rental 
certificates. This gives the tenant consumer sovereignty.
Once all voucher funds are allocated, applicants must 
go on a waiting list. Since housing allowances are less 
expensive than supply-side subsidies, vouchers and rental 
certificates help more people receive subsidies. The role 
of certificates and vouchers is to make housing affordable 
for low-income families.
The demand-side is very important since the tenants' 
demand housing and the provision of vouchers and 
certificates allow them to obtain decent, safe, and 
affordable housing. Yet, the supply-side is important (and 
all too often neglected) because the units have to be 
available and the landlord has to be willing to rent to low- 
income families with vouchers and certificates. By 
examining landlord perceptions of the subsidized market and 
the transactions costs involved in participating, the 
supply-side provides important information about the success 
of programs such as Section 8. The next chapter attempts to 
provide an analytical framework more suitable to analyzing 
the supply-side effects of the rental certificate and 
voucher programs.
III. TRANSACTIONS COSTS
This chapter develops a general framework for analyzing 
the supply-side effects of demand-oriented approaches to 
housing programs. While the intent of tenant-subsidy 
programs is to expand housing opportunities for low-income 
families and households, these programs will succeed only if 
owners and managers of existing housing units are willing to 
participate in the program. In essence, as the critics of 
demand-oriented programs argue, the program's success or 
failure depends on whether sufficient existing housing units 
exist to serve low-income families with certificates and 
vouchers.
The following sections argue that a transactions cost 
framework is the most useful for analyzing these supply-side 
effects. When landlords rent units to Section 8 tenants, 
they form a contract with the tenant (the lease agreement) 
as well as the housing authority which directly pays the 
landlord a portion of the rent. Landlords experience both 
costs and benefits from participating in the program. On 
the one hand, participation can reduce uncertainty and costs 
associated with renting to low-income tenants. On the other 
hand, landlords must submit the units to more rigorous 
inspections and the red tape associated with government
programs. Since participation is measured by the number of 
units rented to Section 8 tenants, the most appropriate unit 
of analysis is the lease agreement, or contract.
Transactions costs have important impacts on the willingness 
of two parties to enter into and maintain agreements. This 
approach can be used in the case of private-sector 
participation in low-income housing programs such as Section 
8 .
The General Framework
Transactions costs consist of the costs of negotiating, 
enforcing and creating contracts. Transportation to a job 
interview, the time to negotiate salary and other contract 
items, and the monitoring of job performance are a few 
examples of transactions costs. Transactions costs are also 
associated with the availability of information and the 
ability of parties to monitor and enforce contracts. 
Opportunism, the relentless pursuit of self-interest without 
regard to the effects on other parties (see Williamson 1981; 
1989), is a potential problem in any contract. To the 
extent these contracts cannot be monitored effectively, 
transactions costs will increase with the likelihood that 
one party can act opportunistically.
Coase (1937; 1960) provided the pioneering work on 
transactions costs. His path breaking article on "The 
Nature of the Firm" provided a cogent explanation for the
existence of firms that was developed later by Williamson 
(1985). Coase (1960) used the transactions costs framework 
later to argue that market outcomes will be efficient and 
optimal if property rights are assigned completely and 
transactions costs are zero. This insight, later termed the 
Coase Theorem, laid the ground work for the subdisciplines 
of environmental economics and law and economics. If 
transactions costs are present, Coase argued, then 
consideration must be given to Willingness To Pay, WTP.
Those willing to pay to stop an action or those willing to 
compensate someone to bear the negative effect of that 
action will obtain their desired result. According to Coase 
(1960), to carry out a market transaction one must discover 
what the other person wishes to deal with, inform the other 
party of your intentions, conduct negotiations to bargain 
and draw up contracts, and undertake the inspection needed 
to make sure that the terms of the contract are being 
observed. Coase also stated that these operations are often 
very costly, sufficiently costly to prevent many 
transactions that would be carried out in a zero 
transactions cost environment. Thus, transaction costs are 
the total costs involved in transacting in a market. If a 
transactor is receiving enough benefits to outweigh the 
transactions costs, then they will continue operating in 
this particular market.
Williamson (1981; 1985; 1989) describes economics in a
capitalist society as the study of transactions costs, and 
uses this theory to explain vertical integration and 
hierarchy. He describes transactions costs as part of 
contracts. According to Williamson (1981; 1985), asset 
specificity, frequency, and uncertainty are three important 
dimensions to transaction costs. Organizations can 
internalize these costs and reduce them. Williamson (1981) 
assumes structural differences arise primarily in order to 
promote economy in transaction costs. He (1981, 1564) 
states:
the strongest argument favoring transaction cost 
economizing is that this is the only hypothesis 
that is able to provide a discriminating rationale 
for the succession of organizational innovations 
that have occurred over the past 150 years and out 
of which the modern corporation has emerged.
North (1990; 1991) extended the transactions cost 
framework to explain economic growth and development by 
looking at institutional change. North (1991) observes that 
the main focus of the literature on institutions and 
transactions costs has been to focus on efficient solutions 
to organizational and market problems. North explains that 
market exchange, franchising, and vertical integration are 
problems confronting entrepreneurs under various competitive 
conditions. North believes that the creation of market 
institutions minimizes transaction costs, facilitating 
exchange and raising the benefits of cooperative solutions 
or the cost of defection:
In transaction cost terms, institutions reduce 
transaction and production costs per exchange so 
that the potential gains from trade are 
realizable. Both political and economic 
institutions are essential parts of an effective 
institutional matrix." (Ibid., 98)
The transactions cost concepts used by Coase, 
Williamson, and North can be applied to the low-income 
housing market to analyze the effect of transaction costs on 
the supply of housing. The overall idea is that efficient 
institutions or programs reduce transactions costs. 
Transactors will only bear a certain amount of transaction 
costs before they forego the transaction for something else. 
Minimizing these costs increases participation in such 
programs as Section 8.
Transactions Costs in Low-income Housing Programs
By examining transaction costs and weighing them
against the benefits of market participation, one can decide
on utility maximizing action. For example, one landlord
participating in the survey stated,
[the] reason there is not low income housing is 
because there is no landlord protection. It would 
be a supply market and the market would shift and 
their would be more housing if landlords were 
protected from social injustice... If [there is 
an] incentive to make an honest living people will 
own property. There will be plenty of property 
available. [The] market cannot be efficient in 
Section 8, because people have no incentive to 
keep up the property.
Most landlord's want to maximize their revenues and 
decrease their costs. When costs exceed revenues, landlords
will dropout out of the rental market. Higher transaction 
costs increase the costs of renting the unit. In the 
subsidized rental market, landlords experience transactions 
costs such as delayed rent payments and increased 
maintenance costs.
Transactions costs are also greater in a subsidized 
low-income government program due to regulation. Section 8 
Housing Quality Standards (HQS) call for yearly inspections. 
Housing Inspectors have to approve over 100 standards set by 
HUD to pass the unit. A landlord can be failed for any one 
item, including not having a screen that is operable or a 
hole in a wall. Generally, the landlords do not pass the 
first inspection. The landlord then makes repairs on the 
unit in order to pass the next inspection. Eviction 
procedures and paperwork also increase costs as do basic 
problems associated with low-income families such as poor 
maintenance and house cleaning.
Participating in the Section 8 program, however, also 
decreases some transactions costs. The housing quality 
standards keep the units in good condition by requiring 
ongoing preventative maintenance. Significant benefits 
accrue to the landlord when the rent is received on time, or 
the landlord does not need to resort to a collection agency. 
Guaranteed rent yields reliable income for the landlord. 
Overall, this case study shows that participating in a 
government program increases transaction costs, but the
guaranteed subsidized rent compensates the landlord.
This study more fully examines the implications of 
transaction costs for the problems of affordable housing in 
the context of the Section 8 program goal. Thus, the more 
efficiently Section 8 allocates vouchers and certificates, 
and the more landlords participate in the program, the more 
people can be housed. The key to the success of Section 8 
is to have a supply of housing for tenants when the vouchers 
and certificates become available.
The remainder of this study presents empirical evidence 
that aids in understanding the role and impact of 
transactions costs to help understand landlord participation 
in low-income housing programs. Some of the relevant issues 
that will be explored in the empirical section are the 
perceptions of income reliability, regulatory burdens, 
maintenance costs, and quality of tenant.
IV. LANDLORD PARTICIPATION IN SECTION 8
High transactions costs can eliminate markets or 
preclude certain individuals from participating in markets 
they consider too expensive. Particularly in voluntary 
programs such as the Section 8 low-income housing program, 
understanding the effects and the nature of transactions 
costs can have important implications for the success of the 
program. To more completely understand the role of 
transactions costs, this chapter analyzes the results of a 
survey of landlords participating in the DMHA Section 8 
program.
Survey and Methodology 
Wright State University Researchers developed a DMHA 
Section 8 Landlord Survey to evaluate the programs' 
effectiveness in providing housing to low-income families. 
The data for the case study were collected July 8 through 
August 10, 1993 by the author through a telephone survey.
The Researchers obtained a list of landlords participating 
in the program from DMHA. Some landlords contacted no 
longer participated, but all had participated in the Section 
8 program within the past few years. Each landlord was 
asked the same set of survey questions. All of the
information gathered was coded and entered into a SAS (c „
SAS Institute Inc. Cary, NC, USA) program for analysis. In 
total, 175 current and former DMHA Section 8 Landlords were 
surveyed through telephone interviews. (The survey is
contained in Appendix A.)
Frequency tables were generated for each variable and 
Chi-square tests were used to check for statistically 
significant differences in responses among various subgroups 
of landlords. Results that were 90 percent significant or 
better are reported in the tables. Of particular importance 
is the degree to which participation in the Section 8 
program increases transaction costs for landlords. These 
costs might include higher costs associated with less 
reliable tenants, red tape associated with working with a 
government agency, or increased regulatory burden to meet 
the housing quality standards. Among the landlords 
surveyed, preliminary evidence suggests that transactions 
costs may be significant. Thirty-seven landlords out of 175 
surveyed have 0 units on the Section 8 program and the 
majority not participating, 92 percent, do so due to 
dissatisfaction with the program. Three of these left 
Section 8 because they have left the rental market 
completely.
Demographic Background of Survey Participants
Most landlords, regardless of race or gender, were over
55 years old (See Table 1). Fifty-three percent of the 
landlords were Caucasian and 42.2 percent were African 
American. Also, 30 percent of the landlords were Asian.
There were equal numbers of female African-American and
Caucasian landlords. The largest group answering the survey 
was males over 55. Twenty-six percent of the males were 
over 55 and twenty-five percent of the females were over 55. 
The second largest age group was between 35 and 45 years 
old, consisting of 22 percent of the landlords answering the 
survey. Only 16 percent of the females were between 35 and
45 years old and 7 percent of those surveyed were males
between 45 and 55 years old.
Most landlords interviewed were owners and considered 
it a part-time job. Fifty-seven percent of the landlords 
were part-time, but a substantial portion, 42.8 percent, 
were full-time landlords.
The survey found that tenure as landlords varied 
significantly between males and females. Among the survey 
respondents, female landlords were relatively new to the 
rental business: More females have started renting within
the last fifteen years compared to men. More men have been 
landlords for sixteen to sixty years (See Table 2). These 
differences were statistically significant at the 94 percent 
significance level.
TABLE 1
Characteristics of Surveyed Landlords






















Landlord Tenure By Gender
(n=159)
Gender
Years as Landlord 
1-5 6-10 11-15 16-20 21-60
Female 14.5% 18.2% 10.7% 6.3% 6.3%
Male 8.8 9.4 5.6 9.4 10.7
Most landlords reported participating in the rental 
certificate program although almost 40 percent of the 
landlords do not know whether they participate in the 
voucher, rental certificate, or Mod Rehab program (See Table
3). This suggests that many landlords do not participate in 
the Section 8 program for the specific type of subsidy 
program. In other words, whether the tenant has a voucher 
or a rental certificate does not seem to matter. Single­
family homes were the most common rental unit. Apartments 
were the second most common rental unit. Geographically, 
the concentration of rented units is on the West side of 
Dayton (zip codes 45406, 45417, and 45407).
TABLE 3
Landlord Program Participation
Section 8 Units Rented to Family Members(n=156) :
Landlords rent to Family 3.2%
Landlords do not rent to Family 96.8


















Note: * = Multiple answers permitted.
The location of units is an important factor in renting on 
Section 8. Landlords who rent in low-income neighborhoods 
find it more economical to rent to Section 8 tenants because 
they represent guaranteed rent. Interviews with landlords 
found that many experienced difficulty collecting rents from 
tenants in low-income neighborhoods. In fact, as the 
following sections detail, the primary benefit of renting to 
Section 8 tenants concerns the guaranteed rent which 
minimizes on these transactions costs.
Most landlords rent fewer than five units (See Table
4). Forty-four percent of the landlords rent only one unit 
on Section 8, and 21 percent of the landlords had left the 
program. The small number of units rented suggests that 
these landlords may be even more sensitive to transactions 
costs issues because they may not have the fiscal capacity 
to support administrative overhead. Thirty-eight percent of 
the landlords have been participating in the Section 8 
program for 2 to 5 years, 32 percent for 6 to 10 years, 15 
percent for one year, and 14 percent for 11 to 25 years.
Transactions Costs, Landlords, and Section 8 Tenants
Fifty-Nine percent of the landlords reported the 
biggest problem with Section 8 tenants is poor maintenance 
and house cleaning (See Table 5). Interviews with 
landlords revealed that tenants need to participate in 
maintenance and homemaking classes. Present day landlords
consider the tenants lack of housekeeping skills to be 
costly because the lack of proper maintenance increases 
repair costs. This often causes the landlord to go through 
at least two inspections each time, increasing the costs of 
renting in the Section 8 market.
TABLE 4
Characteristics of Units Rented


















Many landlords are concerned about the lack of tenant 
responsibility and incentives. Landlords believe that 
tenants feel no incentive to maintain their unit because it 
is not their property. Fifty-Six percent of the landlords
rated these problems as frequent or routine.
Table 5
Problems Faced by Landlords
Percentage of Landlords Experiencing Problems with Section 8 
Tenants (n=175):*
Poor maintenance/house cleaning 59.4%
Vandalism 42.3
Failure to report Maintenance problem 44.0 









Percentage of Landlords Experiencing Problems with Section 8 
Program(n=175):*
Delayed rent payment 9.7%
(Other than abatement)
Missed inspections 9.1
Non-Payment for damages 16.6
Disrespectful/discourteous behavior 13.7
Telephone contact 38.3
Landlords who have evicted a Section 8 tenant(n=174):
Yes 29.9%
No 70.1
Note: *Multiple answers permitted
The biggest problem faced by landlords concerns 
contacting the Section 8 staff by telephone when the 
landlord needed assistance. Almost 40 percent of the 
landlords surveyed indicated they had difficulty contacting 
staff by phone, more than double the response for the next 
highest category (non-payment of damages). Very few 
landlords reported problems with disrespectful behavior, 
non-payment of rent or missed inspections.
Older landlords seemed to report more difficulty 
contacting Section 8 staff compared to younger landlords. 
Thirty percent of the landlords having problems with 
telephone contact were between 35 and 45 years old, 21 
percent were between 45 and 55 years old, and 11 percent 
were between 25 and 35 years old. These differences were 
significant at the 97 percent level of significance.
While only 31 percent of those surveyed have evicted a 
tenant on Section 8, age seemed to be a factor (significant 
at 90 percent). Forty percent of the landlords who had 
evicted a tenant were over 55. Twenty-six percent were 
between 45 and 55, 22 percent were between 35 and 45, 12 
percent were between 25 and 35. Most landlords, however had 
never evicted a tenant. Landlords comment that tenants are 
often a big problem and hard to evict in part because 
tenants have free legal aid. The landlord absorbs 
additional costs such as court costs and lawyer fees when he 
attempts to evict a tenant. Costs of property damage are
often not repaid by Section 3 a problem cited by 16 percent 
of the landlords surveyed. In this respect, landlords feel 
Section 8 is on the tenant's side.
Ninety-two percent of the landlords report failing 
their first housing inspection, although almost all pass by 
the second inspection(n=172). Seventy-three percent of the 
landlords report that their units qualify with two 
inspections while 26 percent usually qualify on the first 
inspection. Only 1 percent need three inspections to 
qualify their units. Generally, landlords feel inspectors 
are "nitpicky" and look for things to report in order to 
justify their jobs.
Many landlords also believe inspections focus on items 
that do not affect the quality of life or safety of the 
tenant. Landlords have failed inspections for a lack of a 
strike plate or leaving off a piece of quarter round in the 
closet. They often feel the inspection system is not fair. 
One landlord stated: "[The] inspector does not write down 
damages unless she points it out. [At] recertification 
[inspectors] do not write [down] bad habits on tenant."
Most landlords personally report regularly inspecting their 
units (See Table 6). Most landlords report that it is a lot 
more work to keep Section 8 units qualified and occupied 
compared to non-assisted units. Thus, the more strict and 
narrowly interpreted HQS enforced by Section 8 appears to 
require landlords to incur higher costs in time and
TABLE 6
Landlord Participation in Section 8 Program
Landlords inspect units independently of Section 8 (n=169):
Yes 86.4%
No 13.6
Frequency of Landlord Inspection(n=147):





Amount of Work to Qualify Units(n=172):
Somewhat less 3.5%
About the same 32.0
Somewhat more 25.0
Much more 29.5
Landlords Recommend Section 8 program to others(n=169):
Yes 75.1%
No 24.9
Reason for Participating in Section 8 Program(n=171):
Guaranteed Rent 58.5%
To help low income families 8.8
Good investment 1.2
Inspections keep unit in good condition 2.3 
Prefer Section 8 to Private Market .6
Other 28.7
Section 8 Tenants compared to non-Section 8 Tenants(n=168):
Less Difficult 20.8%
About the same 44.0
More Difficult 35.1
possibly higher maintenance costs. Indeed 64 percent of the 
landlords feel it is either somewhat or much more work to 
rent Section 8 units.
Nevertheless, 75 percent of the landlords would 
recommend this program to other landlords (See Table 6). 
Fifty-eight percent of the landlords participate in Section 
8 for the guaranteed rent. The second most common reason 
for participating in the Section 8 program was to help low- 
income families, but only 8 percent fell into this group.
The guaranteed rental income is an incentive to hold onto 
rental property. Few landlords have noticed changes in the 
program from the time they began participating in the 
program. In comparing Section 8 to non-Section 8 tenants,
44 percent of those surveyed felt the tenants were about the 
same as non-Section 8 tenants, 35 percent rated Section 8 
tenants more difficult; 20 percent felt Section 8 tenants 
are less difficult.
Landlords and Section 8 Staff Contact
Another important dimension of the transactions cost 
problem for landlords concerns their contact with the DMHA. 
In particular, the level and degree of contact with Section 
8 staff could effect their evaluations of the costs and 
benefits of participating in the program. To obtain a 
better sense of how landlords felt about the Section 8 staff 
and problems they experienced with the program, the survey
asked a series of questions directly related to these 
issues.
Eighty-two percent of the landlords contact Section 8 
less than once a month (See Table 7). Landlords most 
frequently contact Section 8 housing inspectors and tenant 
interviewers.
TABLE 7
Landlord Communication with DMHA
Frequency of contact with DMHA, Section 8 Department(n=170):
Less than once a month 82.9%
Once a month 10.6
Several Times a month 6.5














Interestingly, despite persistent complaints about 
housing inspectors being nitpicky 66 percent of those 
surveyed believe HQS were about right (See Table 8).
Although, 77 percent feel tlie HQS are applied consistently 
to their own units, one third believed that HQS were not 
consistently applied to all units on the program. (Almost 
40 percent, however, indicated they were unable to judge how 
consistently these standards were applied to other units.)
TABLE 8
Landlord Perceptions of Housing Quality Standards
Housing Quality Standards(n=171):
Not Strict Enough 6.4%
About Right 66.1
Too Strict 27.5
HQS Applied Consistently to landlord's units(n=169):
Yes 77.5%
No 18.3
Unable to Judge 4.1
HQS Applied Consistently to all units:
Yes 26.6%
No 33.7
Unable to Judge 39.6
Sixty-four percent of the landlords rated the Section 8 
staff's attitude as excellent (See Table 9). Fifty-six 
percent of the landlords believed the Section 8 staff 
understand their problems. Seventy-eight percent of those 
landlords over 55 said the staff was very helpful, a higher 
rating than for younger landlords (this is significant at 
the 99 percent level). Seventy percent of the Section 8 
landlords have never attended a landlord workshop, although
of those who have attended a workshop, 92 percent found it 
helpful at some level.
TABLE 9
Landlord Perceptions of DMHA Staff and Workshops














Not very helpful 8.7
Not helpful at all 8.7
Should Workshop Be Held More Often:
Yes 52.3%
No 47.7
V. CONCLUSION & POLICY IMPLICATIONS
In the Section 8 subsidized rental market there are 
costs the landlord must bear to interact in this market.
Such costs include the cost of waiting for lease approval, 
the time it takes to contact Section 8 staff by telephone, 
and the costs of extra paperwork and red tape. Also, the 
landlord bears the cost of negligent damage and the price of 
repairing required items to pass the inspection.
Landlords who find the costs of maintenance and tenant 
problems too high would not tend to stay in the program. 
Landlords suggest that Section 8 units cost more to repair 
and maintain than similar non-Section 8 units. This may 
explain why 21 percent of the landlords no longer 
participate in the program: these landlords did not find the 
benefits of guaranteed income sufficient to compensate them 
for the transactions costs of participation. Some landlords 
state that Section 8 property is not a good investment 
because they are penalized on insurance and the resale of 
property. Appraisers generally will not appraise Section 8 
property highly. Additional bureaucratic work increases 
costs. Landlords often lose rent waiting for approval from 
Section 8. The time spent trying to reach a Section 8 
staffer increases the transaction costs. The inconsistent
HQS punishes compliant landlords because noncompliant 
landlords are let off the hook with cheaper repair bills. 
Twenty-seven percent believed the standards are too strict. 
These costs are reported from the landlord's comments on the 
survey.
Michael Quinn (1986) researched the financial tradeoffs 
by landlords that participate in the Section 8 program. He 
found that Section 8 units cost more to repair and maintain 
than comparable market-rate units because of housing 
authority code enforcement and the character of the tenants. 
Yet, Section 8 rents generally compensate for the added 
maintenance and repair costs. The empirical evidence in the 
present study lends further support to Quinn's findings.
Nevertheless, Section 8 compensates landlords enough 
to cover these costs through timely rent payments; receiving 
rent in a low-income neighborhood where rent is hard to 
collect; and some encouragement that Section 8 will help the 
landlord deal with problem tenants. The transaction costs 
are sufficiently high so as to prohibit landlords from 
participating in the program.
The landlord responses to the survey conducted in this 
study are opinionated and judgmental. This may limit some 
of the conclusions that can be derived when deriving policy 
implications. Although, Section 8 rents tend to compensate 
for higher transaction costs, the costs are still high 
enough for both DMHA and the landlords to warrant some new
policy considerations.
Landlords want better screening procedures from Section
8. Currently, the costs associated with screening are the 
responsibility of the landlord. Tenant information is 
confidential so Section 8 cannot release it to the landlord. 
Landlords report that it is hard to do a credit check on 
tenants who do not have credit„ Landlords would like to 
view tenants past housing records before they allow them to 
move into their unit. Some landlords think drug testing by 
Section 8 would also be a good idea. Landlords do not want 
Section 8 to pass on tenants who have been evicted.
Additional, policy recommendations for Section 8 
include ensuring housing quality standards are consistently 
applied and guaranteeing landlords adequate compensation for 
tenant damage. Also, policies should provide mechanisms for 
adequate screening of tenants and provide programs for 
training tenants on basic housecleaning and maintenance.
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APPENDIX A Survey Questionnaire
Survey No._____
LANDLORD INTERVIEW QUESTIONS
1. Gender: male female
2. Race: Caucasian African-American Hispanic Asian Other





4. No. of units you own/rent:_______
5. No. of units on Section 8: ______
Are any of your units rented to members of your family?
No.__
6. How long have you participated in the Section 8 
program?_____





8. How long have you been a landlord?____________
9. Are you: owner manager
Are you: full-time part-time
10. Type of units: _____ Apartments complex
_____ townhouse/rowhouse
house
 duplex or double
 mobile home
 other
11. Location of units (neighborhood/street): __________
Zip Code(s):___________________
12. Have you experienced any of the following problems with 
Section 8 tenants?(Check all that apply)
poor maintenance/house cleaning _____
vandalism _____
failure to report maintenance problem _____
failure to pay rent______________________ _____
drug abuse/alcoholism _____
criminal activity on your property _____
other ___
13. How frequent are these problems:
routine frequent occasional rare
14. Have you experienced any of the following problems with 
DMHA?
(Check all that apply)
delayed rent payment (other than abatement) ____
missed inspections ____
non-payment for damages ____
disrespectful/discourteous behavior ____
telephone contact ____
15. Have your units ever failed a housing inspection?
yes no
16. On average, how many inspections are necessary to 
qualify your units? _______
17. On a scale of 1 to 10, with 10 being very helpful and 
constructive,how would you rate the attitude of the Section 
8 staff at DMHA?
not helpful very
helpful
1 2 3 4 5 6 7 8 9  10
18. Have you ever evicted a tenant? yes no
19. If yes to 18, how would you rate the Section 8 staff
during the eviction process on a scale of 1 to 10?
very obstructionist not obstructionist
1 2 3 4 5 6 7 8 9  10
20. On a scale of 1 to 10, how would you rate the Section 8 
staff's understanding of the problems of landlords?
not understanding very understanding
1 2 3 4 5 6 7 8 9  10
21. Compared to non-assisted housing units, how much more 




______ about the same
______ somewhat less
much less
22. About how often do you talk to someone in the Section 8 
department of DMHA?
______ several times a week
______ once a week
______ several times a month
______ once a month
______ less than once a month















25. On a scale of 1 to 10, with 10 representing excellent, 
how would you rate the performance of the following Section 
8 staff?
housing inspectors 1 2 3 4 5 6 7 8 9 10
bookkeeping, accountants 1 2 3 4 5 6 7 8 9 10
program director 1 2 3 4 5 6 7 8 9 10
inspection scheduler 1 2 3 4 5 6 7 8 9 10
tenant interviewers 1 2 3 4 5 6 7 8 9 10
other 1 2 3 4 5 6 7 8 9 10
26. Would you recommend the 
landlords?
Section 8 program to other
yes no
27. With respect to the Housing quality Standards, do you 
believe they are:
too strict about right not strict enough
28. Do you believe the HQS are applied consistently to all 
your units?
yes no unable to judge
29. Do you believe the HQS are applied consistently to all 
units in the Section 8 program?
yes no unable to judge
30. What would you say is the primary reason you 
participate in the Section 8 program?
______ "guaranteed" money
______ want to help the low income
______ good investment
______ inspections keep unit in good condition
______ prefer Section 8 to private rental housing market
______ other (specify)
31. On a scale of l to 10, with 10 representing the most 
important and 1 representing least important, how important 
are the following factors to running a successful Section 8 
rental assistance program?
screening tenants l 2 3 4 5 6 7 8 9 10
cooperative DMHA staff 1 2 3 4 5 6 7 8 9 10
well maintained property 1 2 3 4 5 6 7 8 9 10
knowing HUD rules 1 2 3 4 5 6 7 8 9 10
knowing tenant law 1 2 3 4 5 6 7 8 9 10
enforce leases 1 2 3 4 5 6 7 8 9 10
other (specify) 1 2 3 4 5 6 7 8 9 10
32. How would you compare Section 8 tenant to non-assisted 
tenants?
more difficult about the same less difficult
33. Do you inspect you units independently of DMHA? yes 
no




 random, as needed
34. Overtime, how has the Section 8 program changed? Has 
it improved?
35. Have you ever attended a landlord workshop? yes no
36. How beneficial is the landlord workshop?
 very beneficial
 somewhat helpful
 not very helpful
 not helpful at all
37. Should the landlord workshop be held more often? yes 
no
38. What could DMHA do to improve the quality of its 
program and its relationship with landlords?
APPENDIX E
Comments from Section 8 Landlord Survey 
(Interviewer: Michele McCarren)
July 8 to August 10, 1993
SURVEY 1
Stand behind policies want people to live decent— one reason for 
participating in Section 8,
Program has improved,
SURVEY 2
Rated staff helpfulness a 7 because, tried to raise rent and could not.
Red tape is a pain in the butt.
People on Section 8 are a hassle— it is hard to get people out.
No change in program.
Quality/Relationship
Good— inspections force landlords to keep up with the program. Feels a 
little nit picky, because has seen bad property pass-wonders if 
inspectors are paid off— just opinion. Just thinks should be more 
consistent in housing inspections. Friends would not rent on Section 8, 
because it is a hassle. Consistent— not allow tenants to destroy 
property. Policy that landlord can call and get DMHA to check on damage 
and help landlord evict tenant. Now have to get court order to evict. 
Hard to find out truth about tenants from previous landlords. If 
[landlord] rents through Section 8 after mother's friend leaves would 
want background check through DMHA specifically people's maintenance 
practices.
Takes about twenty minutes to get to his unit from his home. does not 
want to be running over all the time, will do general keep up 
maintenance, will not fix tenant's negligent damage. Tells tenants up 
front expectations.
Survey 3
Sold property on Section 8.
No Change.
Quality/Relationship




More equal inspection system, same rules for all. Taken off of program 
for 60 days, until repairs were complete.
SURVEY 5
Zero units on— had one on it, wants to get back on it.
Had to have boyfriend removed, harbored criminals*
Rent was abated.
Thought HQS too strict because tenant did not care about property and 
let it go*
On program because asked to help*
No Change in program.
This lady had a lot of problems with her tenant. The tenant was removed 
from Section 8 subsidy and then the landlord could not get paid. The 
landlord had to evict tenant. The landlord would like to get back on 
the program, but is taking a break from renting.
SURVEY 6
Tenant left Section Q, not on program now— -zero units on.
No Change.
SURVEY 7
Did not have to evict, had trouble, but tenant moved on his/her own.
No Change.
SURVEY E
Zero units on Section 8.
No Change.
SURVEY 9
Did not want to finish, thought it was too long.
SURVEY 10




Mr. Adams very helpful.
Giving up Section 8 because too much work. Taking her property off, 
believes program to save government money. Section 8 inspectors are nit 
picky, different form city to city. On move out, inspector does not 
write down damages unless she points it out. Recertification don't 
write bad habits on tenant.
Reason— wanted to give tenants a better place to live* Can get the same
rent on private market. Does not want to paint house.
Section 8 tenants more difficult due to free legal aid, it works against 
landlords.
Change— tenants that do extensive damage lose their certificate. Now 
people have to stay in units longer.
Quality/Relationship
Damage claims too complicated, if tenant says "I didn't do this" have to 
take tenant to court. Has subpoenaed Mr. Adams to court.
Has had trouble with screening tenants— tenant does not give accurate 
information. Landlords want to get rid of Section 8.
Should have better relationship because landlord has to pat to fix 
property. Section 8 will not help landlords because they want to save 
the program money.
Tenants lie and are believed.
Section 8 on tenant's side. Always have to go to court to evict.
Should be screening landlords.
If have apartment complex do not deal with tenants as much as owning 
homes.
Damages: Landlord has to do repair and bill tenant, made it a part of
their rent. If they do not pay ( told by H. A.), the landlord must 





Reason— tenant already on Section 8, knew her.
SURVEY 14
Reason— to help seniors, senior citizen friends.











Being more helpful in a troublesome situation. Tenant was 
uncontrollable— until declared public nuisance. It was hard to 
terminate lease. It is difficult to get Section 8 tenants out of the 
unit. They had proof prostitution was being run out of the apartment, 
but the tenant kept throwing the lease up to the manager. She said she 
would consider renting on Section 8 again, it was just a bad experience.
SURVEY 18
No longer accepts Section 8.
HQS misdirected— too strict.
Reason— tenant already on Section 8.
No Change.
Quality/Relationship
Inspection standards should be communicated more clearly. have landlord 
input on inspection standards. Screen Tenants— more information on 
perspective tenant should be given to landlord.
SURVEY 19
If do not keep up property more work.




Maybe have landlord meeting more than once a year— so landlords would 
not have a year's worth of complaints built up.
SURVEY 20





Enforce housekeeping more in order to stay on the program.
SURVEY 22
[A certain inspector] gets on your nerves, knows a lot of landlords, no 
one is happy with him.
Little things (HQS) delay things.
Has been lucky and good tenants.
Screening is hard because have to rely on Section 8, because tenants 
have no credit to check.
Quality/Relationship
Have landlord workshops at different times and days, so you can attend 
all of the seminars (has attended workshop)•
Newsletter pertaining to landlords and tenants. Be firmer on 
inspections.
SURVEY 23
Tried to evict, lost in court. Contract is a problem when evicting.
Recommend the program if very careful screening tenants.
The units managed by P.H.A* do not follow the same standards.
In Section 8 if a problem, rent is abated do not get back rent.
Reason— Most rent comes on first of month, law better in private market, 
.because rent is put in escrow and money is there when problem solved.
When comes to enforcing leases all Section 8 does is cut off the 
landlord's rent.
Does not inspect, relies on tenant calling in needed repairs.
No Change.
Quality/Relationship
Feels problem is more than a local issue, they take away too many 
regulations in contract. If there was an ending date landlord would 
have more control, unit becomes government controlled. If there was an 
anniversary date then if you did not want to be involved anymore that 
would help— you could take unit off of Section 8. Would like to get all 
the units off of Section 8(Family Business).
Landlord's tenant has people living there that are not on the list.
When she took this to court the tenant denied it and she could not evict 
her.
Rent was abated because tenant was a poor housekeeper. Responsibility 
of the landlord to keep roaches out, so then exterminator fee can be
tacked onto rent and if they do not pay then can take to court to evict.
But landlord has not done this, just very upset that rent was abated 
because tenant was a pack rat.





Meet with landlords once a year(hasn't attended workshop) have a program 
where landlord's could look at tenants prior housing records before the 
tenant gets on Section 8 in their unit.
Thinks it is a great program. He cares about his property. He keeps a
close eye on it.
SURVEY 25
Would not recommend the program, not worth hassle due to vandalism.
Only change is they moved offices.
Quality/Relationship
More involved in the running of their residents. Drug Test, Surprise 
visit tenants.
SURVEY 26
When did not pass inspection: Inspector told them in May of next year
had to put up a carport.— (Jeff Bishop)"He was an asshole." So was 
Chris. Mr. Graham was nice. Did not pass last time, had to clean 
bathroom and extend rail to basement.
Have not evicted tenant, because they are selling the property. Tenant 
was nasty to realtor. Landlord called about rent and no one would help 
her at Section 8. Tenant owes $230.00, but has money to travel and rent 
a new place.
Change— Beginning wanted to make everybody happy. Now have option to 
take tenant to court, Section 8 should do more about tenant.
Quality/Relationship
Need thorough credit check and backup.
Get better tenants— better screening. If there is a problem at least be 
a mediator between tenant and landlord so things are worked out before 
you have to go to court. She felt court was not always the solution and 
it is very expensive.
SURVEY 27
Tenant pays $33 of $385/month rent, has 3 bedroom apartment, 9 kids, 
only 2 live with her. Suspects domestic abuse, girlfriend works at 
grocery, boyfriend works at church. Boyfriend split doors— got crazy.
Inspector said should rent apartment for $409.00. Had to pay a 
reinspection fee of $30.00, should be illegal. "Inspector crucifies 
landlord." Charged because he(landlord) was not there. Section 8 should 
not be allowed to collect private money. Staff conspires against 
landlord. Would only recommend program if tenant had kids.
Reason— tenant requested it, "even though they are black."
No Change.
Quality/Relationship
Listen to the landlords. Landlord should have the opportunity to talk. 
Landlord is the most important, otherwise DMHA would not have units to 
house people. Get owner's opinions.
SURVEY 28





HQS about right, but tedious.
Reason— house gets tore up, get rent.
No Change.
Quality/Relationship
Tell the tenant to keep the unit clean, do not put all the 
responsibility on the landlord. Put some more responsibility on the 
tenant and enforce some rules as far as the tenant maintaining the 
property.
SURVEY 31
No longer on the program. Selling off property as he can, getting out 
of the rental business, but does not have a problem with Section 8.




More difficult tenants— female young, under 25, have a child, bad 
relationships-have too much responsibility.
Change— It has changed for the better. 95% of the program helps young 
women without many options. Young women have responsibility of 
parenting with little help from the fathers.
Quality/Relationship
Help if there was a tenant and landlord workshop to help them get along 
better. Increase the responsibility of the tenant to follow rules. Need 
a mechanism to help young women with being mothers, too much 
responsibility before mentally ready or mature.
SURVEY 33
Never talks to anyone at DMHA— No Change.
SURVEY 34
She has recommended the program before.
Quality/Relationship
Too picky about things like cutting the hedges to come back a 2nd time. 
Inspector made her recaulk bathroom, new paint in washroom. She felt 
they are too picky about things that don't affect quality of life. 
Especially when unit is in good shape. Instead of rescheduling an 
inspection just let them[landlords] send a receipt of work done, when 
the problem is a safety hazard then come out.
SURVEY 35
Manager thought there were certain amount of tenant problems with any 
property whether Section 8 or not.
Telephone Contaet="nightmare."
Staff overzealous— object of Section 8 is to provide safe, secure 
housing. They go overboard. In an Apartment building they Mill go down 
five doors and comment on a non-Section 8 apartment.
"Goal in life to find something wrong— this justifies their job."
If someone is evicted due to mon-payment of rent or drugs— should be 
taken off of Section 8. "They will let them stay on the program even 
though they say they do not."
Prefers to have Howard Adams inspect than others.
Feels the cannot cancel (inspections with inspection scheduler) rule is 
ridiculous.
Section 8 property is not a good investment because, penalized as an 
investment on insurance and resale-appraisers will not appraise it high.
Change— No improvement, paperwork and getting through their maze is more 
complicated.
Quality/Relationship
Police their tenants better. If tenant has been evicted do not pass 
them on to another landlord. Section 8 will not tell you any 
information on tenant, cannot get a screening report because they do not 
work or have credit. Feels you should be able to find out from Section 
8 if they are a good or bad tenant.
SURVEY 36
Female— Of fended by the race and age questions.
Talks to Section 8 when: raise rent, status of tenant= "pain in the 
butt." Tried to talk to Mr. Adams, but got put off. Tries to avoid 
DMHA.
HQS— "They are too nit picky." About Right— depends on the individual 
inspecting.
Reason--(will not go into Section 8 anymore) to help one girl they knew, 
other tenant on Section 8 when they bought the building.
Change— does not know.
Quality/Relationship
Screen tenants— do not try to cram 8-10 people in a 2-3 bedroom 
apartment. Also, when a landlord has a complaint act on it before the 
law has to act on it.
SURVEY 37
Male— offended by race and age question.
Tenant problems— mates domestic problems.
DMHA problems— scheduled inspection without notifying landlord. 
Inspections— "nit picky" on technicalities.
Understanding— do not have the best quality of tenants.
Mr. Adams doing too much, handled damage claim. Inspectors find problems 
even if there are not any.
Tenants have told him his units are better than where they lived, so he 
does not think the HQS are consistent.
No Change.
Quality/Relationship
Screen Tenants. Be more realistic in inspection when dealing with this 
type of people.
msmrm 38
Inspection scheduler cannot tie times down.
Reason— tenant already lived there and became eligible for Section 8.
HQS— too strict, nit picky.
No Change.
Quality/Relationship
Not be so nit picky about minor things that tenant should keep up. 
Housing Authority should have guidelines to put some responsibility on 
the tenant. They make you do things to the property that private homes 
don't have— thinks that is wrong.(or that the landlord does not even 




Screen tenants more carefully. Send tenants to Montgomery County's 
program on how to clean house, raise children, etc.
SURVEY 40
Two tenants landlord evicted: 1) Knew she was selling drugs so Section 8 
wanted her out, too, but she did not have legal aid.
2)Had legal aid so it was more difficult.
No Change.
Quality/Relationship
Get more money. More power to kick recipients off the program.
SURVEY 41
Change— Inspections more strict, but other dumps.
Quality/Relationship
Need to enforce the standards the same across the board and give more 
rent for property.
SURVEY 42
During eviction Section 8 was no help at all, could never reach them. 
HQS— varies with inspectors judgement call. (Answer: About Right)
No Change
Quality/Relationship
Be more accessible to the landlord. Discouraging to try calling the 
tenant interviewer and no one answers the phone and you call all day and 
you are at work.
SURVEY 43
Speaks to unknown office personnel.
Change and Quality answer; unknown.
SURVEY 44
HQS— (too strict) does not think they should inspect, thinks all Section 
8 should live in low income housing. If had the landlord had it to do 
again would not do Section 8 (rated the staff all tens, but feels the 
tenants are more difficult). Guaranteed Rent is her incentive.
No Change.
Quality/Relationship
Should put tenants together in a P.H. unit instead of going into regular 
apartments— owners should not except, she will not do it again. Her 
tenant is on welfare.
SURVEY 45
She did not want to comment on the staffs disrespectful behavior.
HQS— About right for the inspection, Not strict enough on the tenant.
Section 8 tenants less difficult to collect rent, does it for the 
guaranteed rent.
No Change.
Thinks landlord workshop held often enough, but tenant workshop should 
be held more often.
Quality/Relationship
Cooperate more with landlords so people could rent more Section 8.
Screen tenants better.
SURVEY 46




Criminal activity— domestic violence.
Could not rate staff— did not know husband dealt with them the most. 
Reason— Tenant got on program after she had been renting from them.
No Change.
Quality/Relationship
Being more consistent with their standards for landlords, so compliant 
landlords do not suffer for others' abuses (Said inconsistent to all
units on Section 8).
SURVEY 49
Husband and Wife answered.
They do not bother to collect the tenant's share of rent now, because 
she goes to school and she will pay it back afterward.
Social problem with Section 8— Crack is a terrible problem, sell 
children and selves for drugs.
He put burglar alarms in apartments and contacted Mr. Adams.
Would recommend Section 8. Problem--get someone who trashes property, 
cannot get payment from tenant, because they have no money.
When screening tenants wants to get credit report, criminal problems, 
and number of children.(Possibly from Section 8)
No Change
Quality/Relationship
"Not Much" Going to keep asking for rate increase each year. Need to 
change the attitude of tenants. Wants Clinton's welfare plan of 2 years 
and off to pass.
SURVEY 50
Tenant problems frequency=daily.
Reason— difficult to rent some of the property to anyone else.
No Change.
Quality/Relationship
Be more cooperative and understanding with the landlord. Tenant does 
not have enough responsibility to maintain property.
SURVEY 51
Change-- First began guaranteed property to be in same condition, now 
approach the tenant for damages if the do not comply then appeal to 
Section 8.
Quality/Relationship
No suggestions— feels DMHA very cooperative and above board.
SURVEY 52
Suspected drug use.
Change— does not know.
SURVEY 53
Only has one unit out of eight on Section 8. Most property was taken by 
government buyout.
Thinks Section 8 best program as far as a welfare system, because rent 
is paid.
Started on program when about lost property due to P . H . Thinks Section 
8 helps keep from destruction of property. Years ago, Areas were 
depressed-drugs, gun shots-destroyed his property value. Thought 
landlord was typed as a bad guy when went to city(cops) for help. Told 
cops about drug abuse and they could not help. When property value 








Have quicker eviction than normal thirty days.
SURVEY 55




More Screening— the lady he has was a welfare front— go to school and 
take one class— separated from her husband, but he would live with her 
from time to time (Told to do this by lawyer to get more aid). Units 
were new— She was the first tenant— she broke the lease to move to an 
apartment with a pool, "Canterbury." She plugged up sewage and caused 
backed sewage in her unit and other units. Section 8 has not paid him 
for damages or the broken lease yet.
SURVEY 56
Will not do Mod Rehab anymore hates Howard Adams. Adams treats her like 
a condemned individual. She stated that Adams is beneath her.
Not doing qualified inspections, know how to talk your way through it. 
Telephone contact— Never gets Adams.
Inspections— "Never pass on the first one."
Jeff Bishop biggest problem (with inspectors), "is SOB."
Strict in wrong areas.
HQS not consistent with her units, depends on inspector, try to get 
certain inspector. (She did not tell me who she tries to get).
Evicted prostitute and they get better housing than the people that had 
lived near.
Having a ten on well maintained property (in success question) is 
unrealistic. When enforcing leases there is an exception to all rules.
Section 8 tenants are more difficult, because they think you owe them.
Change— Gone downhill, was not so restricted. Many people going off the
system, because they cannot find housing.
Workshop needs to be held for new and old landlords.
Quality/Relationship
More responsibility from tenants. Approach landlords as if they are not 
dirt under your feet. New management--get rid of Howard Adams. She has 
had it with him, and the staff is getting stale.
SURVEY 57
No Change. Quality is good.
SURVEY 58
DMHA problems— Inspector wrote down things that the landlord was doing, 
landlord was remodeling. Telephone Contact-”jacked around all day."
Getting rid of tenant. Will never rent to Section 8 again. Rated all 
staff ones. Doctor lived in the unit through residency then a "dirty 
butt' moved in. Called 15 times for Howard Adams, can never get a hold 
of anyone.
HQS-too strict, nit picky.
Reason— tenant came to him.
No Change.
Quality/Relationship
Better inform landlords on regulations. Send more intelligent 
inspectors. Lighten up on nit pickyness. "He will never do it again as 
soon as her lease is up, she will have to go." He was sinking 
$10,000.00 into the unit and they told him to fix unit with two crews 
there working (when the inspector was there). Make someone available to 




Have case workers be more accessible, have a contact person for each 





Reason— tenant approached him. Only problem is it took longer to rent 
it on Section 8— now it would be faster, because he knows what to do.
No Change.
Quality/Relationship
Cannot attend workshop because of time conflicts, but felt it could 
answer a lot of questions.
SURVEY 62
Reason— guaranteed money, welfare people when they are given the money 
they do not pay their rent, all welfare should be on Section 8. Gives 
children a nice place to live.
Her mother also has Section 8, tenant just broke the lease and left it a
mess— -does not know what is going to happen.
No Change.
If she had another property she would rent on Section 8.
Quality/Relationship
"Not too much more, they are doing their best..."
SURVEY 63
Red Tape/Work— Aggravating-takes a long time to get things passed.
Complaint--do not specify inspection time. If wages change of tenant 
that changes rent he gets from Section 8, decreased his rent from 
Section 8, cannot get tenant to mail rent, have to go collect the rent.
HQS— too strict, depends on inspector, nit picky, left 1/4 round out of
closet and inspector wrote it down. Wonders what the difference in rent
is between different Section 8 units.
Tenants lie, so they are hard to screen, have family do references. If 
tenant damages property he has to raise their rent.
Does not inspect his units independently, fixed glass broke in garage 
door, two places broke, but did not tell him where it was broke. So he
had to inspect three times, and landlord was charged $30.00.
Change— Mod Rehab— remodeled in '86 sent papers to show that he has not 
discriminated, tenant has been the same, why send papers? Send him 
papers each year, "naturally, I have not discriminated."[if it is the 
same tenant]
Quality/Relationship
If you get turned down for something like a strike plate, let landlord 
call Section 8 for inspector to come back, not wait 30 days. He was
sick and wishes they would have given him 2-3 days and he had to wait 30
days.
SURVEY 64
Did not pass very first inspection, previous owner let property go, but 
they haven't had 2nd inspection.
Reason— manage for someone else who inherited from the owner.
Workshop could be held more often and be more informative.
No Change.
Quality/Relationship
Takes 60 days to get tenant qualified and get them where you receive 
rent, could speed up process, do get back pay, but could close this gap.
SURVEY 65
She had to cut it short.
Quality/Relationship
Good—-Protects tenant and landlord due to HQS, gives tenant a good place 




Cut down on paper work.
SURVEY 67
Has problem with inspector.
No Change.
Quality/Relationship
Work closer with landlords and consider their suggestions.
SURVEY 68
Reason— tenant already lived there and asked her to do it.
No Change.
Quality/Relationship
Hard to read the inspection list, do it one level at a time, he jumped 
all over the house inspection, his writing was unclear. It was hard to 





Attitude of staff when make the phone calls is disgusting!
SURVEY 70
She has recommended the program.
No Change.
SURVEY 71
She has recommended the program.
Reason-— could not sell it and wanted to move.




Landlord meeting to keep landlord's informed, a more one on one meeting.
SURVEY 72
Recommend— "Not in this lifetime." 
Reason— tenant already there.
No Change.
Quality/Relationship
Terminate it all together, it is a waste of taxpayer money. Too much 
fraud and abuse. Paperwork is a nightmare, can see the need for 
critical eyes in inspecting for slum lords, but for landlords when are 
not slum lord it is a "pain in the ass." If it were not for the 
individual tenants he would not deal with them. Knows that (like 
Whitman Apartments) Apartment Complexes property manager will show 
inspector five out of one thousand units best maintained to pass the 
whole property. Knows there is a limited number of apartments in the 
low income area. Does not use legal system to evict and says he never 
will.
SURVEY 73
Homestart: buys home, years of living there qualifies them to own home.
Reason— requirement of program to have certain income level and Section 
8 people fall in that category.
Homestart teaches home maintenance and they have a social worker who 
gives workshops to help tenants.
Section 8 tenants more difficult— do not have training to maintain a 
home, takes more tome to teach them to maintain the property; paying the 
rent is hard for the tenant.
Change— Improvements, maintaining property better screening is better. 
Peoples attitudes are changing tenants.
Quality/Relationship
Be available, it is hard to get through to them. The people who answer 
the phones are not helpful and will not take messages.
SURVEY 74
Inspector did not show up at the correct time for the inspection. 
Sometimes takes two weeks to get a hold of someone.
Would not recommend prefers Section 8.
Too Strict, nit picky, we are paying for rent of people who take 
advantage of system.
Reason— low income apartments.
No Change.
Quality/Relationship
Be consistent with enforcing inspection. Be on time for inspection. Be 
available to talk to landlord.
SURVEY 75
Offended by race and age question.
No Change.
SURVEY 76
HQS too strict, picky, do not look at larger picture.
No Change.
Quality/Relationship
If landlord's knew they would have Section 8's protection from tenant 
vandalism, so landlord can deal with tenant.
SURVEY 77
DMBA did inspection, if tenant would have cleaned they would not have 
had to come back.
Reason— tenant was having trouble.
No Change.
SURVEY 78
DMHA sent unsigned check for the first rent payment.
Had not been on the program long enough to rate any of the staff, no 
problems so far.




Evicted a tenant for non-payment in the 70's.
Reason— tenant asked him since he knew her.
No Change.
Quality/Relationship
Do more education; since it had been so long since he had participated, 
he was very reluctant to join because he had a Section 8 tenant that 





Reason— when they moved they rented their house to an older woman.








Does not feel this is professional, if I would meet him in person he 
would talk to me, his wife told me to call back and then he did not want 
to talk to me. He was very hard to understand, he had a foreign accent 
like Middle-East or Hispanic??? When, I called back I explained who I 
was three or four times and even asked for his wife. Then he said he
had no problem with Section 8 or the tenant, but when I tried to ask him
questions he got defensive and then said "anything over ten words is too 
much over the telephone..."
SURVEY 85
No Change, Section 8 is doing a (quality) good job.
SURVEY 86
Reason— tenant asked landlord to rent to them.
No Change.
Quality/Relationship
Matching rent, if landlord rents apartment for one rent on private
market, Section 8 should pay the same.
SURVEY §7
Reason— to give son a job.




Place more responsibility on the tenant. DMHA should make tenants pay 
rent. Have an unbiased person run the workshop.
Section 8 should help landlord with tenant problems.
SURVEY 89




Her last tenant moved out and left a mess she had a $192.00 deposit, so 
Section 8 will pay remainder of damages, because she cannot contact the 
tenant because the tenant did not leave a forwarding address.
No Change.
Quality/Relationship
Quality-Tenants should be screened by Section 8 instead of just giving 
them money. Should counsel on house cleaning.
SURVEY 91
Problem with water bill.
Takes about 60 days to evict.
Change— Became stricter, have to do more to qualify. It has improved. 
Should hold workshop in morning.
SURVEY 92
Would not recommend, because of tenants.
No Change.
SURVEY 93
Offended by race and age question.
He can get $50.00 more a month on the open market.
Would recommend in high crime areas.
Too Strict on landlords.
If a squatter breaks into your house, you have to evict them, due to 
squatters rights. Some people will pay first two months stay four 
months, live for free for two months, because in a "sales business." 
Economy Area— habitat had a guy from Crime Stoppers. Thinks better to 
spread people out in the neighborhoods— bad to have too many people not 
working in the same area.
Change— 10-15 years ago Section 8 paid $10-$15 more than going rate now 
going FMR is not fair; should be based on the unit not slum units. 
Section 8 units have to be better, because of standards and pay more to 
Parkside than him. Program started to keep people out of complexes.
Had to put Police next to Parkside. $425.00 rent at Parkside.
Quality/Relationship
Improve rent structures. Most irritating: people call wanting three 
bedroom with two bedroom certificate. (Section 8 should) Quit telling 
people to rent three bedroom with a two bedroom certificate (I remember 
when I went to the tenant briefing that they did tell them if they could 
do that, that was ok).
Right now there are testers going around Dayton (some people might have
thought that was who 1 was).
Does not care about color, cares about money, wants good credit, and to 
know if they have been evicted. He checks with government office to 
fled out court records of eviction. People use different social 
security numbers to have their credit checked. Ohio Business 
Information Systems: over telephone, screening services for flexible
credit and evictions. If get a loan have to have licensed contractors 
do all the work. Everyday has time value.
He pointed out one question not asked: Eviction process is unfair to
the landlord (really I think this was covered in the rating question). 
Eviction fees cause rent to increase in area. Moving companies and 
lawyers are making big bucks. Streamline eviction process. More lending 
programs to help landlords fix up rental property.
SURVEY 94
Section 8 tenants less difficult, because tenants know they can get 
kicked off of program.
Change— Getting a little stricter, seems strange how people get on the 
program.
SURVEY 95
Tenant problems: violated city ordinances.
Eviction: Until you can prove it, you are stuck with it.
Would not recommend: depends where property is located and whether they
pay utilities.
HQS— about right, depends on inspector.
Tenants about the same, depends on tenant. Need a house cleaning and 
economic education course.
Do not inspect, but are thinking about starting.
Change— Younger, new, tenants have more of an attitude and are worse 
tenants.
Quality/Relationship
Be more understanding of where landlord's are coming from and if the 
landlord calls with a problem do not just tell them to evict. They were 
going to evict, because one tenant was dirty and violated lease, tenant 
went to legal aid and it would have cost too much, so dropped it and 
waited until tenant had another child, so they had to move. Needs to be 
a more educational briefing on the economics of running a household(for 
tenants).
SURVEY 96
Section 8 only paid a portion of the damages.
No Change.
Quality/Relationship
Give property owners some consideration instead of what occupant does 
goes.
Would recommend with understanding of lead in time, new tenant takes two 
months to get on program.
No Change.
Quality/Relationship
Take bad tenants off the program and not let them back on when they 
abuse the program and landlords. Eviction should terminate them from 
the program. Put tenants in housekeeping program. Indoctrinate 






Evicted tenant: neighbors called on the tenant. Second tenant filed
bankruptcy to not pay rent, evicted for non-payment.
Inspectors are nit picky.
Reason— first property they bought was Section 8.
Change— has become better with changes in staff.
Quality/Relationship
Could have more meetings or send out a newsletter with changes and new 
things that are happening as they happen.
SURVEY 101
Would recommend, prefers Section 8 to private market.
Does not inspect, because cannot get in the property.
SURVEY 102
Has to pay $30 often, they will find something.
Same amount of red tape if choose tenant wisely.
She said she was charged $35.00 for second inspection. She always has 
the same inspector. Hard to read the sheet, rated a six.
When she ran the ad for her house, saddened by the number of women who 
wanted her house.
Too Strict, not uniform, Told electrical outlet in house was not legal. 
Not consistent, Forest Avenue houses are substandard. The expenses of 
repairs are less than $100.00(on her unit).
Person has to be working to rent from her.
Quality/Relationship
Have someone type the inspection sheet, come up with codes for rooms so 
they know what they do, would be willing to wait a week for a typed 
inspection sheet. Should be a dollar amount to where they do not stop 
rent, ie: less than $100.00. Come up with standards, give the landlord 
that is doing a good job a break. Have a newsletter, to let landlords 
know who they are or what they are. Tenant should have to work and get 
off of Section 8, educate the tenant on how to maintain the program.
If Section 8 wants to be personable, then they need to get progressive 
and get the news out to the people. Maybe they need job rotation. 
System is set up so the female is the head of the household, maybe set 
it up for whole family, couples, to get assistance. Women just have a 
part-time man so they get assistance.
Some people manipulate the system, others try to stay off the system.
It is sad those that are trying to stay off the system often have a 
harder time.
SURVEY 103
Section 8 tries to make old new.






Not be so nit-picky. Make tenant responsible, if the house is in good 
condition at the beginning of the year, at the second inspection they 
should realize that the tenant is tearing things up, especially if it 
happens year after year.
SURVEY 105
Sold units.
Always having trouble with phones.
No Change.
SURVEY 106
Has one tenant, not going to renew tenant. Wants to sell property.
One tenant was "nasty," he/she vandalized, took water heater, flooring, 
etc.
Much more work, but she likes to keep the property up, so she does not 
mind that.
Reason— husband had it on Section 8. 
No Change.
SURVEY 107
Has been on program nine years, will never rent again on Section 8.
Reason— wanted to try it.
Depends, but say would recommend.
Renters will tell you a bare faced lie.
Change— used to be stricter on landlord.
SURVEY 108
Recommend=no, depends problem is with tenants, not Section 8. Not 
strict enough on tenant.
Change— Some improvement.
Quality/Relationship
Speed up inspections to get tenant in the unit. Compensate the landlord 
better for damage claims.
SURVEY 109
Wanted to buy a unit and go mod rehab, but it was so picky and the city 
wanted it to be made like a new home, thought it was stupid that an old 
home had to have so much work.
Unable to judge consistency, but surrounding homes around him are in 
worse shape than his.
Rates one inspector a 7, others 10.
No Change.
Encourage programs for this: do more for the neighborhoods in 
cleanliness, neighborhood watch group, not allow property to be boarded 
up.
Section 8 should work hand in hand with other community committees. If 
tenants see something bad or trash in the neighborhood, that they have 
someone to call.
SURVEY 110
Evicted tenant: had to go to court, tenant had legal aid, that was a
problem.
Red tape: management and labor intensive.
Too Strict: more punitive.
Section 8 program makes the tenants more difficult, with eviction cannot
get rid of them, otherwise tenants about the same.
Change— negative changes.
Quality/Relationship
FMR Redlining, target other areas due to saturation.
Do training for tenant for homemaking and community skills; and Drug and
Alcohol Prevention/Rehabilitation program.
SURVEY 111
Section 8 tenants more difficult, because they have problems, those that 
can really rent can function better.
No Change.
Quality/Relationship
Things are taken for granted; landlords should be informed by Section 8 
of expectations and what their role is going to be in the very 
beginning.
SURVEY 112
During eviction the staff (rated staff a 5), went along with tenant, 
Section 8 kept paying, but maintenance knew tenant was still in house, 
had to prove she was still there.
No Change.
Quality/Relationship
Have small group (10) of landlords meeting and go over rules and 
expectations of them (but this landlord never attended the workshop).
SURVEY 113
'Reason--(probably guaranteed money) other manager took Section 8.
No Change.
SURVEY 114
When he graduated with M.S. could not find a job so he bought investment 
property. The landlord has only been on the program four months.
Reason— tenants already there when bought apartment building.
Felt Section 8 need to screen, because of drugs.
No Change.
SURVEY 115
DMHA problems: Damages, not as much as wanted they only cover what they
want to. Tenant tore up screen, tore out phone jacks. Telephone 
contact, is a game, no one is there when you call.
Reason— do not have as high of a tenant turnover, tenant longevity.
HUD rules change too often.
Change— She knows more what to expect. Things have been such as: house 
keeping class.
Quality/Relationship
Staff other than inspector should see what filth the landlord deals with 
after tenant moves out. Vandalism such as: feces all over apartment, 
urine on the floor, refrigerator trashed and irreparable. Section 8's 
delays to inspect cause the landlord to lose income, by waiting thirty 
days. Tenant needs more responsibility. Need growth of the tenant so
the tenant gets off of Section 8, program needs to be transitional.
Thinks it is a better program than public housing.
If the Refrigerator is dirty, why does the landlord have to clean it? 
Tenants are being treated like children, so they act like children. All 
the responsibility is on the government and landlord. Feels their might 
be racial discrimination towards whit landlords in the upper levels of
administration. One good thing is Section 8 property is very well 
maintained, better than government housing. Not a lot of social good, 
other than cleaning up the slums.
SURVEY 116




When someone moves out of a Section 8 apartment, have a new tenant to 
move into the unit.
SURVEY 118
Tenant problems: boyfriend broke into apartment and vandalized it.
Tenant did not pay rent and other did not keep property up, so evicted 
both.
Left Section 8 program, because Section 8 would not pay for damages 
after boyfriend vandalized property.
Reason— tenant asked them to rent to them on Section 8.
Had a tenant who caught the curtains on fire and tried to claim it was 
the heating vent, which was water heat. Section 8 tenants are more 
difficult, because they do not have to pay rent.
No Change.
SURVEY 119
Reason— tenant went on Section 8 after she moved into their unit.
No Change.
SURVEY 120




Cut down on paperwork of new tenants.
SURVEY 122
Reason— tenant asked.
Change— Now they have a good tenant.
Quality/Relationship




Need to work with landlord more when they have a problem with tenants 
ie: non-payment of rent. More understanding of little things on
inspection. Would not take another Section 8 tenant!!
SURVEY 124
DMHA problems: harassed her on little things. Stopped Section 8,
because tenant collected trash in the garage.
Tenant would not let exterminator come in.
Tenants need educated on how to keep unit. Tenants need more 
responsibility. Tenant should mow their own grass. Tenant would not 
know how to keep a house of their won. Ever since they came back from 
Cleveland, the area where they live has gone down hill. In West Dayton 
people sit idle during the days. It is a family cycle of ideology. 
Generations are getting worse, the system perpetuates it. The tenant 
they had only had to pay $15-$16 a month and she did not pay it on time. 
Welfare creates generations of people who cannot take care of 
themselves. The system is flawed. Teach people skills. There will 
never be another factory generation.
No Change.
Quality/Relationship
Educate Tenants. Tenants should not be allowed to destroy property 





Do not be so nit-picky, inspectors.
SURVEY 126
Reason— Section 8 keeps tenant and landlords in line.
Change— a lot of improvement cleaning up drugs.






Make landlords more aware of workshops (never attended workshop).
SURVEY 128
Would recommend, wishes he had more Section 8 units.
No Change.





Offended by race and age question.
Change— somewhat improved.
Quality/Relationship
Recommend quality people, screen. Do not pass on people who tear up 
your property. Off of Section 8f because Section 8 tenants moved and 
now renting on private market.
SURVEY 131
Tenants had domestic problems.
Recommend, yes, depends, would reinvest in property.
Screen Tenants— tenants lie, and references are often family.
No Change.
Quality/Relationship









Reason— tenant lived there and then got on Section 8.
No Change.
SURVEY 135
Would recommend if they knew tenant.
Reason— tenant became Section 8.
Change--just their new requirements.
Never invited to workshops(been on program four years).
Quality/Relationship
Send out new HQS rulings. Improve communication.
SURVEY 136
"They find something the tenant has done... tenant continually trashes
it" and Section 8 partially reimbursed them for damages.
Would not recommend DMHA. Greene County, she would recommend to other 
landlords.
Reason— lost so much, trying to get out of it. Greene County you 
welcome them.
[My Comment on this survey, no one knows what HUD rules are. ]
Section 8 tenants more difficult, someone tore down a porch and urinated
on it. Tenant moved into another house.
Quality/Relationship
Need more tenant responsibility and courtesy. Do not give tenants cart 
blanche. Screen tenants more. Then landlords will provide a safe 
service. Landlord felt Section 8 did not care; emphasize prevention, 
not just clean up. Tenant tore off DP&L box and still got a new 
account. "Greene County is better!"
SURVEY 137
Inspections are too picky, do not let common sense run.
Tenant had inspection, inspector came back charged $30, because tenant
left when inspector came. If he did not pay it they would take it out 
of his check.
Should have workshop two times a year.
Quality/Relationship
Doing a better than average job. Inspectors in Dayton are better than 
Greene County. Inspectors overall do a very good job, from DMHA.
SURVEY 138
Landlord participated for two years, been out of it for two and half 
years.
Tenants do not care about reporting maintenance problems.
DMHA only pays what they want to on damages.
Section 8 sent people to him who had trouble, ie. evictions.
DMHA HQS— too strict on little things.
Reason-thought he had to rent through Section 8 with loan from City 
Wide Development Corp. (Did not have Mod Rehab, had Voucher).
Program designed for poor people who do not want anything.
Rated all of Section 8 staff nines.
SURVEY 139
Section 8 needs a new receptionist.
Rated inspectors a 3 on practicality, an 8 for doing job of program. 
Inspectors abate rent when guy missed painting over the door.
Would not recommend, except to seasoned landlords.
HQS about right, but need flexibility in rent abatement.
Reason participated was guaranteed money, does not need Section 8 to 
tell him how to keep his units.
Change— Consistent (On program 10 years).
Quality/Relationship
Rent abatement should not be used on a maintenance technicality— "they 
have a big stick and they will find a way to use it— they have used it 
twice on [him]." Had to spend $600-$800 on unit, this would only happen 
with the government. Overall, good program, with tough market they deal 
with. He stays away form it due to troublesome tenants, too costly to
have very many Section 8 units from a management point of view, too time




Sold property, had one Section 8 unit 2-3 years ago, participated 2 
years.
Crayon marks on tenant wall.
Inspectors could never give precise time for inspections.
Tenant=single family, 2 children, had lots of male visitors, males spent 
night.
To move tenant in was a hassle, somewhat more red tape/work.
Inspectors rated a 3, nit-picky.
Recommend— depends, yes. When sold property told buyer they were Section 
8 property and pros and cons, pro-guaranteed rent.




Tenant Screening. Be more helpful, such as a Co-Landlord helping with 
the Section 8 tenant. Better appreciation of landlord problems (during 
inspections).
SURVEY 142
Had 8 on Mod Rehab, has 1 on voucher.
DMHA Problems— Delayed Rent Payment, failure to comply with contract.
Tax, trash, water increased, only $5 rent increase.
City Wide insensitive, rated helpfulness a 4.
When he had 13 talked to them twice a week, now less than once a month.
Would not recommend: Too well informed about block grant money, City
Wide is in control of DMHA and City Wide, Dayton hired City Wide to 
manage block money. They own property and get paid 10% of block grant 
money that they reinvest in their building company. Certificate 
business is a game.
Program Director is in wrong job, rated a 3.
Reason— went to him and asked to do Mod Rehab and said then they would 
pay rent through certificate of tenants already in units.
Screen Tenants— if people are homeless have to house them, but they 
should not be allowed. Cannot enforce lease, because people on Section 
8 have no money. Rated success factors all tens.
Section 8 tenants are more difficult. Had a tenant that did $5400.00 
worth of damage to unit and remained on the program.
Change— became more politicized when Adams took over. Democratic Party 
sold vouchers on West Side. Section 8: 92% Black, 8% White; Population: 
40% Black, 60% White. Poor 50%/S0%. DMHA has statistics.
Quality/Relationship
People need a vested interest in property. Tischman and City Wide 
control purse strings, therefore they control certificates. Dee 
Williams was Section 8 director, every time she made sense they changed 
her job, she went to the city to do community development. The program 
was better under her directorship, but directors would eat her alive.
DMHA told landlords to be nice to their tenants.
Reason there is not low income housing is because there is not landlord 
protection it would be a supply market and the market would shift and 
there would be more housing if landlords were protected from social 
injustice. Jobs in Dayton could come from landlords if they were 
allowed to make money. Doctors, lawyers, and professional people will 
not invest in property anymore, because they lose money. If there is an 
incentive to make an honest living, people will own property and there 
will be plenty of property available. Market cannot be efficient in 
Section 8, because people have no incentive to keep up the property. 
"There will not be groceries until we take care of the grocer."
SURVEY 143
Was on program 4 years ago had 10 units on Section 8. Recently been on 
program 2 months, with 1 unit on Section 8. Owns 300+ units.
Talks to Section 8 every other month.
Would not recommend. HQS too strict, overly picky, not consistent, 
dealing with below average quality tenant. Had to send tenant to school 
for good housekeeping.
Reason— building they bought, hoped it would work on Section 8, 
tenants(Section 8) burnt it to the ground.




Quality of tenants is the biggest problem, need to be more strict on 
applicants. When you have a good landlord, will not have property 
problem, just tenant problem. Give incentives to acquire a house in 
credits for time on program, partial rent incentive, put $50 in the 
kitty and have a pot to draw on for a down payment toward purchasing a 
house after being on the program for 5 years.
SURVEY 144
Adams is the only reason she stays on program (rated him a 10), but one 
usually cannot get to the head of a program, Adams is the backbone of 
the organization.
Second Reason— (1st is guaranteed rent) recourse to deal with the tenant 
when problem arises, wishes she had all of her units on Section 8, 
controls tenant.
Change— yes, having workshop on Saturday was helpful, since she works. 
Workshop, continue it annually, costs a lot to bring people in on 
Saturdays, turnout could have been better,any questions were answered. 
Landlords would not have to call as often if they would attend the 
workshop.
Quality/Relationship
Could use Mr. Adams better in a higher position, maybe make him DMHA 
director. Use him more effectively, "get him off the pavement doing 
inspections" and in a promoted position.
SURVEY 145
Not on Section 8, says it is because of the telephone contact problem. 
Would recommend with qualification.
No Change.
Quality/Relationship
more communication on landlord responsibility other than what required 
to do to keep building in proper code. That they could be more 
insistent about number of house guests. Tenant workshop on home 
maintenance, dish washing, proper care for appliances ie. washer & 




Have a landlord relations staff member, so they can intervene between 
landlord an DMHA staff for problems, etc. Instead of being referred 
constantly to someone else. Someone that could be a liaison for 
landlords between them and tenant interviewers and other staff. They 
could get answers to problems and then call the landlord back, instead
of the landlord getting the run around (Never attended workshop).
SURVEY 147
Vandalism in past® Did not get full payment of damages. Been on 
program 7 years.
Staff understanding rated 6. Do not respect the landlord.
Rated inspectors a 6, tenant called complaining and the house had 
already passed inspection.
Did not know how to rate success factors, except the first two.
No Change.
Quality/Relationship
When tenant moves in should be told how to keep property and respect 
property, and tell the landlord the problems. More tenant 
responsibility. Tenant is 2 months behind in rent. It has not been 
turned into Section 8. Water, electric, and gas has been cut off. 
Landlord does not know what is going on or what to tell Section 8.
SURVEY 148
Off of program.
Much more work. They had to find something to repair at each 
inspection,had to find something. The house only had one water meter, 
separated bill 2/3 for Section 8 tenant, 1/3 for other. Section 8 made 
them separate water bill by putting two meters in and city would not let 
them. Tenant eventually went off Section 8 and the cost was $300.00 to 
go though this, but did not have to come to blows with Section 8.
Borderline too strict HQS.
Reason— tenant was daughter of friends, happened to be in Section 8, 
might not rent to someone she did not know (would recommend).
No Change.
Quality/Relationship
More personal contact with the landlord instead of just the inspection. 
SURVEY 149
DMHA reneged on rent increase.
One inspection failed it second inspection passed it without anything 
being done. More precise time for inspection.
Housing inspector-human tendency to dictate to people below him, rated 
a 7.
HQS too much interpretation, not consistent.
Reason— tenant asked, would not do it again, would not recommend.
Success Factor, well maintained property, open to discretion, what they 
think is well maintained and what is important are two different things.
Landlord workshop should be held more often, but one was enough for him. 
Quality/Relationship
Has a good tenant, very clean, and maintains the property well.
SURVEY 150
Offended by race and age questions.
HQS too strict, nit picky.
Quality/Relationship
Have where the tenant does not get away with everything. Improve 
relationships with landlords.
SURVEY 151
Section 8 tenants are "dirty assholes."
After people move it takes three inspections to pass, before one.
Have to paint every year, tenants are dirty.
HUD rules should be given to everyone in detail, tenants should know 
these.
Do not inspect independently unless tenant complains.
Change— Changes for better, regularly tenants to pay or Section 8 pays 
for damages.
Attended workshop once, very beneficial, too busy to go now, should be 
held more often.
Quality/Relationship
Do not think welfare is good for black people. [She is black.] Should 
be incentives to get tenants off of the program. Welfare has ruined "my 
people." Plenty of work government could have tenants do to earn their 
keep.
Answer telephone more often.
Do reinspection (2nd or 3rd one) quicker, when property has been rehabed 
after the first inspection the length of time before they come back 
could be shorter.
Tries to get middle of alleys to curb, tenant responsibility, went to 
city commissioners they would not do it.
SURVEY 152
HAS 30 UNITS ON PROGRAM•





Zero units on program.
Reason— did not know what they were getting into.
Tenants got upset because the tenant's daughter was black, tenant was 
white, other tenants got upset about the little girl and complained. It 




Zero units on Section 8, had 16, gave away St. Elizabeth, Sisters of St. 
Francis.
Understanding rated a three for higher echelon.
Would recommend, depends on the area. Get a lot of drug addicts. 
Reason-got sucked into it.
No Change.
Quality/Relationship
Understand landlord part better, most tenants are low class, city police 
tell you to kick the tenant out when you go to them. Tenants want to 
make money and usually do it illegally.
SURVEY 156
Zero units on program.
Did not pay damages in full. Spoke to all equally.
Would not recommend, "it is a pain."
No Change.
Quality/Relationship
make tenants more responsible in maintaining their own space. Tenants 
are disgrace of the neighborhood, will not or clean their yard. Have a 
program to teach home and yard and trash maintenance and inspect them 
monthly and fine them if they do not keep up. Develop more home 
ownership programs.
SURVEY 157
Offended race and age question.
Property damages were not paid in full, only paid what they were 
obligated to pay.
Would recommend, if they maintain property.
No Change.
Quality/Relationship
Have a better way of getting information out when landlords have 
available units.
SURVEY 158
Zero units on program, had 4 units, sold Section 8 units.
Reason— when bought building adopted it.
No Change.
Quality/Relationship
If there are changes in rules or regulations keep landlords informed < 
they occur.
SURVEY 159
Zero units on program, had one on program.
Would not recommend, because the first person who inquired about the 




That anybody could list property, that landlords are just stuck up on 
the board for anybody to call the landlord. Tenants need to be 
screened. Thought the check was good, but when tenant stuck him with 
the rent it discouraged him.
SURVEY 160
Would recommend, if want paperwork.
No Change.
SURVEY 161
Zero on program, sold two.
Reason— tenant needed financial help.
No Change.
SURVEY 162
One inspector would get 10, others a 7.
HQS, about right, need to come out more than once a year.
HQS not consistent, all landlords should have to meet the same codes. 
Quality/Relationship
Too laid back. Be consistent with all landlords.
SURVEY 163
Made crack house out of the garage of the unit.
Telephone contact— get the- run around.
Contacts Section 8 just when have problems.
Reason— getting into rehab program.
Section 8 less difficult, can control them better.






Put tenant in landlords lap. Tenants need to be screened more. Tenant 
has a nasty attitude, have problems.
SURVEY 165
Change-Better run program, better managed. Used to be tenant just 
signed papers, now landlord signs contract and landlord has to meet the 
tenant and they inspect.
Quality/Relationship
Landlord's need to understand what they are getting into before they 
jump on the gravy train.
SURVEY 166
HQS not consistent, different inspectors give breaks.
Reason— rent to elderly, they do not vandalize.
No Change.
Quality/Relationship
Need landlord and Section 8 to get together. Send out newsletter. 
Better communications year round, never get information on rules and 
changes. He missed rent increase due to timing, he was unaware of what 
the procedure was for applying for rent increase.
SURVEY 167
Zero units on program, had 1 unit.
She has recommended the program.
No Change.
Quality/Relationship
Inequities: Improve allowance percentage. Rent they allow to be
charged is too much, ridiculous in their neighborhood. Does not 
understand why tenants are fixing up their own property instead of 
landlords in her neighborhood.
^Screening tenants.






Zero units on program.
Hard to get paid for damages.
HQS too strict, new or remodeled; not strict enough on old units*
No Change.
Quality/Relationship 




Tenant should attend workshops.
SURVEY 171
No problem with tenant, problem with DMHA. After fixed problem,
(abated) and lost 2 months rent. Rated helpfulness of staff a 2.
HQS too strict, nit picky; normally about right.
No Change.
Quality/Relationship
Work with landlords and understand what they are doing. Landlord is 
trying to provide decent housing sometimes treat landlord very badly. 
Inspection should be the same regardless of the inspector, consistency 
is key.
SURVEY 172
MISSED INSPECTIONS: inspector left and sent $30 bill, landlord was
there.
Inspections are getting pickier.
Put new screen in and by the time the landlord walked around the house 
the screen was out. Schedule 30 lays later for reinspection. (Rated 
the inspection scheduler a 2.)
HQS too strict on landlord; not strict enough on tenant.
Change— more demanding on landlord, less demanding on tenant.
Quality/Relationship
Home maintenance program for tenants. Designate one day a week for 
reinspection, because if wait 30 days some tenants will tear it up 
before they get back to reinspect. Instill interest in tenant to keep 
up their "own home." Tenant does not realize how to maintain their home, 
proper maintenance. Have tenant-landlord seminar that tenant has to 
attend before the move into the property.
SURVEY 173
Section 8 tenants less difficult to deal with in unit.
Change— More lax, beginning got check before first of the month if on 
the weekend. Now, do not get it until Monday, Tuesday or Wednesday 




Telephone contact Is a problem, it rings busy or just rings and rings. 
No Change.
Has not attended a workshop, but wants to attend.
Quality/Relationship 
Explain more problems.
Teach house keeping skills.
Tenant Responsibility.
SURVEY 175
Said he was human race. He was a minister.
Suspected drug sales from tenant.
Telephone contact is a problem, rings too long, seven or eight times. 
No Change.
Quality/Relationship
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h- h” ; |—
O SSidSSi:: 0  0 m m



































XlXvl^XXX O ; m m m LU
::x:xL:':;::x:x M X
3 f— : Q H
m m m O >:;x:x;:x'2 i
LU 3 x>>>:xx^:i 1“
a. I— :ix^ xxSH i 3
3 OI y: w m m O
LU CQ DC OQ
m m m a xx x x ;:; :;^n
<
M M m i~ : II
m t £ m < CM
UJ X
W & m 3 :
-
UJ x : | :x i- x « : 01
JF s ; OI
CO o X X xX X ^ ! LU
o i xixjx^viM: 3
„ -  : 2
3 II H
m z x m CM :x;x:x:x ;w : <
LL, X
CL _ :
3 h—r n m M LUUJ OI 2
»—I :>::x:x ::;x i : ;x O
z : m w x & OI r-
ir o : w m m - -•
x;:x^^ :i:^ hH :xxxxi-xW : II tu
H ^  D f_ O x::;:;:;:::::::;Z : Q
3 3 w m m : - 2
a: :x :::::::x :x H :: 01
- LL - O 1- -> IA oi X
■p a. z ■ OI ■ LU O
3 3  3 - P  CQ -<P 3  3
a u j  a  ii 3 O -  E L D - 3 X
. -r- a ;>r:':;#i;2E;CJ
- 3  3 p  >  3 3  Z
3 Q £ h O '..'.h
lu  a  u i O m 2  H Q  
> ' 0 ;:'C :'© :z  
-  0E - @> >  C -  :**:::.©::Z><I 0 Jl 0 - 0 I h I ‘ H0  £  ̂  -Q » 0 ^ 0 . 0  U c/ixxpxppo n m
01 w : 0 & - U JW >:f*::«J:t$£:0 (0 W:Wi:iE::ti±:Zo. m £ n:m;;xxxei:3
O  >  I— S :H : :Z ;;
Z  01 01 H  UJ H 01
<E <  O  H U J  D£
aja.LULL.yjMUjQiL.muj D:0;:3::H-:3 > 3i:ZiHx3;> 
J 2  Jtf! JLU J -  0 1 2 “






2  3  
O  <
2  a
u j  














o  z  





_ _ p  < A Z
a x -  ^ 0 0
P O 0 O Ul 2  b-




3  :x;x;x a 2i;x 
X  -  





0  ^ -x  
LU :-Z>x CL Wx:01
z
w  m i  
-  :**<■■; I 00




















m M m >- X. 3  :x>:;:::::i
2 3  x>;xix::; b-
1— :j: m m < I
O 3  ::x:::::::x: 3
i/y z 2
i:a oi Z 00
i _ x.:-,ili:XxX <  xiS>S -
01 fm m m 3 f-4 x::x::':'x II
3  LU ■:-:::'*x:;:x‘-x CM
o xxx^iX:: It LU
:'iO . . ;::: in -
l _ ;x:v«:a:: - - CL
:;- (_x ::::::2x:;x;:; II 3
: II CL IU CO X
DJ S x z m m
-  .x.'xZfHi: [—] = >
3 LU M- > a
o2 >:- X>::x-:::v x x ;x  q  m & M
m 0>O •- 0  3  0  2
2  Q£Z : w o  J O
0- •
oQ x q :
■m m  - 0 
KiHxO
m - . z
x ^S H





Ir-J l-S UJH h- DC
>  H  > H z\ o
a  :ox:x;xtu;:o < • h- H
lu  g  w o 3 3
H  <  >  < 3 o UJ
z  :;x;;Zx::ai; LU CQ 3
m « m - O 2:<I QQ
m m m -o X :x;::: - <
H  2  z  z UJ II zZ  H x.vx̂ m - :̂ yy.-w- 3
<  :ffix;:i:x:;:x:Q- II -
z  tu H  n CO = ll
uj n  z  n X CM
k— - <3
- Q 3 -
■ n o  ■ if O ■ O 3X; O Q
■P ^  0 : ^ : H :0 P O O' ..,.,z z
3 ;m:x5ixxv03 3 <3 2 ’ UJ -a- - a- - a - - P II
P  a  ::«-x4*::0£-: II +J II ■ n •' 3 H •T-
3 UJ *t 3  UJ 3 CM 3 *r* 0 . 0












a. W M i
2  3
■ xO S  
.SO-:
DC










ui ©: 0  oi n  o  
O'.jQxxpUJ
o- xSfcS W <
^ x ttfX b w  0 b- 
« ;:« £ : H  £  O  
H  X  K  <
<  :.;h :3  |-
3  Z
lu  g t - a . in- a  <  o  a a u m D w h o  
E } -  >  ‘
C n 
0 O  t 
0
jQ UJ J 
0=0 < | 0 I




xfcxx-x:;:£: £ m m m
0 0 m m m
itiriiiSi;:J£: LL Ll
W M jiiii lu uj
;H :;::x:::}3; (— H
cM^roxQi^r o w ^ O ^ c o
z  ^  Z  z
Q  2  
Z  3  
3  3
<  
P  >  
0
E
O  Q  u i  lu  
W W D t r t  
-  fit 3  -
f  <£ II







LU 3  
Q  3  
<





P  Z  H
-M - 3 O' 3 00 0 DC
a. C o  a  c a  j  m o h  aLu <  -
0 o  o iu o i p > c 3 h
H  0  H H  0  O  >- C0x£|:0'-0 DUC- 0 H 
LU LU - 0  It 0  O
•QS;:-tff::tt|:;a W II (B 0  U  Z  0 £
■ M M m a  r  s  w ii 
<
S --<  H  S
:a-':o :.o ;a
Q : H x >:::Q




m m m  o
3 -
0  H > 0 2  IU :o [mrnŝ
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[ Z ttJxtaxxxx: 
. M jX:;:Uj;:;2: ;iXxfc:̂ :
[ hH
- >  1-= J— H- 
) UJ Lft til- 00
Ll MMM:. Ll_ it-:;iLLu;tU:< < x̂̂ +:Q: 
l— . . 2  
j cn -ttlx'ttjxs: > n̂'̂ .xxx;:








3  3  
UJ 3
Z 2 t








a  uj 
<  >- 
CL
DC LL 





“O  II ^  08 -
(P i -  0
. j -  *
: - - a  0xfSxxxXX
LO 0) <  ^: a. :xXx.3:̂ :;




a  ▼rxxxx;0 S:Sxx
- U_• Q. m-M: 
Lu Ii
z iet::::::::: 








m m  
* m m  ■-
:^x;:Q «r- 
U_ II
2 i:a  
ittli: CP
m 2  S
:|3xUJ a  




^ 2 :  
t£> ^  UJ
W & i“ x;:>-|3:::
xxx-CMxxxxx: CM
z mmzzz
b~w m  ■ -
K  CL llmm:-
<
13 LU QC
m m - -<
CL
•̂.•tnxuj 
3  3  1
.UJXlifxl—
s mm 
: a  a;:z;
l o  i5::l3 
Ll MM*
■ a  oe::w 
: 3 wxs: 
: cl m m
I ixxxxQ:
. U_ u_ Ll.
: t—i m m
I UJ
, u j  u j  £l  
cn ifiM
. 3 3 m
i UJ y jx w :
mm z  ififco w
itlixLL■i&m co
:bbf:|UJ S
a .  c l  a
Ixxxx O
LL .LL .L L, 
:«4:;»-H OC
LU
iiJ u j  o .tn cn





a  «0 Siix̂xxSJ; 
u_ ffiix̂ ixxxxx: 
0 .0 -ttix0:xxxx:x
z m
UJ ixxix̂xixxx:1 m m m
h- ttt:a;xxxxx





- xx^J^xZxin 05-;xx'!xx3x 
' M m - m
- Mmmi
^  »i*x::;Ox wS3Xx::«:©fc ixxx̂xOx'z z:;xxS3x
l—I
MMMZi co mmrnm 
S  S  3a ax:Z!:+: x 
O Ox̂x.fjfix:
Ll L l . a  
a  ejei^u*:
cl mmm  mm>.m
LL Ui;XtL;x0xM 3:a;xxxxx :xxxty:3>
tn tnixx̂x̂x 
3  J U , <
LU 33x3x
































































xxx'xXxFx O 2 O '









0 t — :■
CM ::F::x:xxX:x II :
0 O
II o II O :
c  ^ z O L-
z O z :
1 3 0
H o
T— w M - m H  :;
II
i °  ^
z
Z ) O :
a  :m > H x x:x II
o  w o H
OL II 2 : .
CL x c fe ^ x x ^ 0 |—
LU C H a : ;
H  CM M c :
r - O z CL
Z ) < :
II O
:: S ^ x x S z
2 ii
CL : S :x;:; i : : ; ^ o H :
O 0 II O f !
LL : ^ : :>xx:x:x UJ < : :
Q- o o ^  ■ o Q_.
x 0 ;xx:xxx: < _ J
0 >H :;:x :xxx ::0 _j :
II x®x0:xx."': — 3 :
0 ^ ix x S Ix S ii U_:i
2 o UJ
a 0  ^ o o
o L, < II
LU ::®!:i:xxx::x ID a Q !




0 : i ^ x ::;;xx:x O _ j _ J ' :
II a  ^ < LU
CM 2 CL
2 ii > :
CL 0  ID ^  - a I—
O UJ
LU «  o o OJ
CL x f :-::::X::x x : z t -
x » ::x : :x ^x LU II
0 C5 Q
II M m & o QC:
T” —  CM CD O '!
2 x x k :x :x :x :x : ID - J
a m m t m i — LU:
o M m m - - II 2 ;
LF ' M i m m o hh •:
CL M H
X  u_ 
1 - 0  0  
jl 2  it
F  O  CM O  
Q_ 2  H  N
0  ® H  
UJ <  M  U  
CL C/> LU
0xLJJ Z  CL
c~r Q . Q : CD 
O - Z O - Z  
■ • 1
IH Z .lL  H
—i
2  I  H Z )
;^ ;H ; :C D :0
: < : 0 ! :iiD.: IF  
CL CD Z  LL 
O U Q h
:';x:x:lj::vx;:;:
X™ -  CD 
It _ J  If CD
a  <  m  uj 
0 - H  O  - J  
W h U l  
Z x K iv ix .-u j 
M-nd o a  
.0 i :O  -:n -::<  
>-f I Q .  
:S:tU:« : S  





^ X x H H  
:a > H x «x C D  
=J; 10 CD
UJ- {—  2  LU
g z g g
x x i x O O O  
’ GQ U - D  
W ^ O S lD
^^BixfcU!:
■ r n m - - i m ^
La. <£ M 
H  1C CD
i M m m w
tftxikfcSEil/)
LU
t t m M o
■ m o - m o
:flixMx:i#iCD 
D T H  £L
' t x m i w o
H Q C
UJ # H
:JL;x Z : .2 C D
! H ! G Q f 0
O x :x x O lJ J
■ . m m m o
G x f e O t O  
S ' H  U J .3  
■ H ^x tt^C D  
:)Qf:lM:X::x:
■ m r n M i n
LL, H II
— <  n  <
m m  at-cd
:^ :!x x :O L U  
G x jH t t x O  
_T-B  0 ^ 0
:'< ::H ::li3:: ZD
o y  a  cd;Qg:>H-t::;:::;'::
o >  - o
f:x;:;ttjx«x^
H : ; x ; x ^  II
it o  a  cd
H  Sf"  CL CD
Z  tl O  CD
'® :H ::UL::LU
H H  a . o  
< < •1 0 : CJ>
CL If 0 ,0
3  iF  : : x :0
u. < o
x x x H H i O
:tD x «x -^
:« x : II
<  £V
2  >-
Z  uj 
O  >  x
F  F ! 
CD U ,< I : ■
O  O
zi 3 :.
<  H -  
CJ II :
H





2  i ■
>  H x  
X x  
• O  !■!
II F ;::
II Q x
I F  Z  X 
>  3  !:!
W m 04
J
W M C 4
o
!:•«:! O  
Sxx: Oo
x’H ! : CM O  
CD
: l : h  Oo o
flCHHS'CM
;0 ::M::X̂ :CD
O f t t i G C D
^W ^tifU J
m - - m - M - i u
m ' M m U
3 t U  0 , 3
:£F:^x!xX 0
xxx<x*x
H xDxJ K O
j) -r- CM: —
■CMxJFH: II 
J-.-CD O  -r- 
<  00 <  CD
Q',<:: H C D





h  Z F  II
' Z l y z
0fxuj;:H:0
Q .,3 Z < t  
O -uj O  uj 
O .J - cl
_J II :XXX-XX|0::Ho  M o
II >  . '
0  UJ LA H
<  LJ_ iXixvxix^:
H  ixxxxxxxix 
Z  CD
<
m  Z M  
CD LU -x x’
<  H  V-xX
u  i m
d  h  s;:;>
<  x:x;x; 
o  o
|| hHXXX 
O  LU ::::::x
<  II
a  h  ix;?
H  XXX
CD <
2  U. ;xx:
_J H  xx:
CO CDxxx 
a  xxx 
0 . CDxxx
a  ::xx
o  >  x;s;
Z  XXX
II Z x x x
03 Uj:x:x'
0  LU xxx 
CL H  :x:;:::
0 .  LL xxx
<  mxxx
1  LF^CXXXX-X^-





- J  - J  x:x:|:3x:xx
03 LU r -  
£L 11 : * * ? ■ &
CL  Q
CL • I




2  cdG xCZ:
LU | -  x:x jH :......
J  HH U o
QQ Z  xvtxxxxxx:
O =3 :J|:xf; 
a  :«x:W :
0- 0 :S :x : :x|:;:x:: 
Q f t t x ^ x x x :^  -r- 
• LU : 0 :::3>:xxx
II N t t x ^ x x x ;
a  ii ■
LU H  0
CL *-» "xxCFXXx: 00
i f  Z  J H K O i C M  
cd d  G ^ x S :^
^  H:sxx:x:x:x: O
3  -r-
LU :m x w z
CD iULx^ xx:::: 00
II :UJ 0 II
0 x Q f : ' II 2
T“ liJ 0 Z O 0
II D  h X ' W UJ .Q£'!.
3 O  Q ! h  II H
O O  Z  0 F II
z Ql Q  H O 2 !fcjJx
X . .H '- - :1 J :.£ :0 >” ■>:'•!
H ;n . -® !x ;: x »-4 o • ►HX
Z : ! x . : , S ' ! < ! 0 II LU -yj:-'
O :!-!Z H =J ■ m .
Q  JF. O  LU O O < IQ -y
!CM x<:.£J:: 0 LU 2 i m
-7- :UJ::G : : Z :: CL LU H i :
II Q :" O x Q :  (M 0 IF m
0 3 : p : Z x  II z H ;
< C ! Q ! x x > Z ! : - 1—4 z ■ m -
X  £3. —  <  H O m
UJ H : . :-ttx 'X :!0 LU IF ■ m i
CL « ! G : ' H - u-« 2 0 m .
Q i m m i m c n < < :H x
O  m ' - 0 ' - : 0 : . Z 0 O
2  :0!.Z:!CD:O 3 ' M
: « ' , « ::u j:; o LU < !tU-::
O :®:!®::ud!: X O !»> :
II :srxFt:::jFxCM H :fcja;:i
o :!if:;2:! :̂: II O :0 x
t— 1:tu:ix!:x:uj!:0 H i-'itx!:
u .  :Q : ' : H x « ! : 0 3 o ;ioiSx:
[_i 'Q x W x H i X o II M -
H  -© ; :H ; !H : CD LU - -m i
a  !a .!!Z !;0 ;:! !O < o m -l-
LU II II m
O  H L - O f G S LU i m
— 1 ' 2 a II :ta;:!
■»- :.^ ::LU ::U J::0 < Lu O x
II i J C x Q m O CL >  !Z-X
CL ;H ':x -X :<£!:LU 2 m
LU H s H i W i t t o Q
x  & m m O =J :M-
0 ! 3 :® ! :f c l ! :  ■ O
d  m m x :  ii ■
O H :  O H  0  II 
>  O  U J  2  H







C«:x:Wx;a ::u_  UJ 
O
M tt> ;:« ::U J  u
-H^xifxQ. Z ) 
CD
m m m  ■
S x H sC : H a  
w :x-x:::i|:xH;:in " 
>  G ^ O ' - i S  (£) 
: i f c 3 £ w i a L  id
0 : ® H : f:tt:-:O CD 
II :xj':G'::::XxLF uj
2  O
<  G ^ j t x U J  O  
u_ m M m c .  o
O  CD
Z  G H x Q S H  
^  uj ii O
■»“ H :x0x:di:^ ▼“ 
II :Jt:i:H::Z :i2  II
2  in
<  m m m : o  cd
U_;a>F|x:::x:Ll_ CD 





II ittx:N!!*!i t -




z 3 'S x G !H> H
LU -m;:::D!:i®.:0




— 0  :QurH:
II N  x!x!::»
Z ii m m T-—
UJ h  jF !a : o o
H hh Hxxx — CM
H z m #
< 3  -K M !
0 3  ! o ;h ; :H!:
H  m -O ::® !
H  m :;!Z:iiH:
  - II
Sixxtix^xco 00 
m . m m s .  n
t t ^ G x ix x O  CD 
IZ x F i-H x LF  CD
:a x < :> < tx a  uj 
:© ;:0 : :H U J  O  
H l ^ x G i Q -  O
x m m  ^
:Hxx:x:2»!:0 CD 
•ittx’© ^ : :  II 
H  tt CM 00 
II
H x Z x ttx C L  CD 
:i^m-fH:0 CD 
:<:^:;fiL:;iF CD 
Q. <  <  a  LU 
;Cax:tfcxLU O  
:x:x:JJ:!LL::Q. O  
t -  i F  <  Z> 
Jl H  H  CD 
h~ •'5- W> II
ictexwixxx:*- h  
<  m  CM 2  II
;a.::: G :J t x a  cm 
;xj::|Ei:a ;::0  CD 
:J3::Qi::iD::lF CD 
UJ
t>x.QrxFJ.:UJ O  
«J  UJ Q_ O
m i m » <  z>
:<L:::x:x:.'<::^f CD
D  H 
CL IJ O  CM 00
G . '^ ' J L x H  II 
F i F j - 'W i O  -r- 
^tU::;<xCD::< CD 
: G . x Q : < H  CD 
UJ
H :C a ::o  o  
o
O  D
:F:X»*FF.:L0  CD 
It M 8L II
:a:;Hxz;-H n 
Z
xd!:Sx0 - <  o
:tU::£ST.*CiU:-|—  CD
S G sfU Z  <  
:«:G':;tU::0 LU 
H - f f i H x O  a
0 :> x x :xx





<  :tijxxx:x 
a  ^
D  LU
<  OT 
O  I
II f f ix x x
<  :Q:xxxx 
a  :ti;x::::::x:
It
cd :m > M









0  Z x x  xx 







CQ :OxxxIm  




Z H ^ -  
O  H G x H  
ii :Z . m m  
cd :3 : :a x c ;
2  LU­
LU D  | 
- l & M W :
CD :u3:x-;.x:£: 
O  :N ::::n':x ^ : 
a  ii ^
a. h -:;S x£:
• &mM\-
II '0!:Ua;::̂ :  
O H  CL 
LU U  T3












m m m w -
II DxXx.-'tfl.
Z J O I F
UJ -IFx-Hx -F x
j_  H  -r*
H  x:
<  x:>-:ffii:iill 
CD JU O IH :
^  >  U- o








:! M  
: 0
:• 0  
:; £_
: 0
IQ , • ;: o /—v: C
i:c E 
;:«j 3
:i0 ) o  
: c  o
::o 0
i:q- C






























l r -  03 0
0  E  0 —
: l , f
: 0  4-
o: 0 
0  L.: 0 
■a a
0  E





0  >  
o a
0 cL. 0
i 0  >
13 - -  
O): 0 
: 0  0
: 3  -
0 0 - 
>  u  -
: 0
1 0 3 —  0
ic a w
: 0  H  F
0 U 0— 0 
•2 LU CM




























0  2 .  
;:p:x:x::He:






> a > ® H x
;:x:-::®:::»::
rn m rn i
W yW & i  • • 
:.0x®>h-;:CD
m m m w
lW :M m  
m m m  < 0
m m m
m m im i-w








0 ^ :! :
-  -0 ! î>
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